7.
  

  

  

  

  16/2554/FUL - Studio parking deck to provide 2,150 additional parking spaces, bicycle store, security office, post room facilities and rearrangement of internal vehicular circulation at WARNER BROS. STUDIOS LEAVESDEN, WARNER DRIVE, LEAVESDEN, HERTFORDSHIRE, WD25 7LP for Warner Bros. Studios Leavesden 

(DCES)
	Parish: Abbots Langley  
	Ward:   Leavesden  

	Expiry Statutory Period:   8 March 2017  
	Officer:   Joanna Bowyer  

	
	

	Recommendation:  ASK   \* MERGEFORMAT That Planning Permission be granted subject to conditions.

	

	This application is brought before the Committee at the request of Abbots Langley Parish Council.


1.
Relevant Planning History (covering the whole Leavesden Aerodrome site)
1.1 
Background
1.1.1
The Leavesden Aerodrome site has a complex planning history. The site, which originally included land now developed to the east, has previously been owned by the Ministry of Defence where it was an important centre for the production of Mosquito and Halifax aircraft during World War II; and by Rolls Royce where it was used for manufacture of helicopter engines until 1993. At its peak, the site employed over 3,000 people, but this had been reduced to approximately 1,800 by 1991. The airfield remained open for flying until March 1994, being used by a private flying club; the Leavesden Flight Centre. At its peak in 1990, there were some 60,000 aircraft movements at the site. 

1.1.2
In 1995 the site was purchased by Third Millennium Group and part of the site was used as a film production studios. In 1999, the site was purchased by MEPC who leased the studios to Warner Bros. until they acquired it. 

1.2
Planning Brief
1.2.1
A Planning Brief was prepared by Three Rivers District Council and Watford Borough Council and approved for the site in 1993. This set out principles to guide future development of the overall Leavesden Aerodrome site (totalling 119 hectares). The basic concept was to constrain development to the eastern part of the site and release the remainder of the site to form an attractive and accessible Green Belt wedge between Abbots Langley and Watford.

1.3
Relevant Planning History for Studios Site
1.3.1
94/450/8 - Change of use to film studio and ancillary activities for a temporary period. Approved.

1.3.2
95/0221/8 (Outline) – Application submitted by Third Millennium Group for part demolition and redevelopment of film studios, studio tour, family leisure centre, class B1 business, residential and leisure use together with formation of new estate roads and access to A41. Granted with Section 106 agreement. Condition 4 stated that redevelopment, including ‘all buildings, parking, hardstanding, storage, landscaping directly related to those buildings and site access roads, both retained and new with the exception of the existing runway and the spine road south of the residential development’, shall not exceed 32 hectares. Condition 5 stated that a minimum of 300 houses were to be provided. The application was accompanied by an illustrative layout plan, subsequently amended in 1998 (‘concept plan’), giving an indication of the form and location of development intended. The residential dwellings, spine road, and three of four office blocks have since been completed under various Approval of Details applications outlined below (namely 98/0711, 99/01231/AOD, 00/00208/AOD and 00/00209/FUL). Details were never submitted pursuant to the film studio, studio tour and leisure elements of this outline consent.

1.3.3
95/364 - Continuation of use in non-compliance with condition 2 of planning permission 94/450/8 (requiring cessation of the temporary film studio use by 21 July 1995). Approved.

1.3.4
96/0734 - Change of use of film studios and ancillary activities for a temporary period. Approved.

1.3.5
00/01646/OUT - (Outline application) development totalling a maximum of 121,500 sqm of floorspace including B1 development comprising offices, research and development and light industry; film studios, public open space, landscaping and internal access roads. Refused.

1.3.6
01/00001/OUT - (Outline) Application submitted by MEPC for phased development of the site totalling a maximum of 121,500sqm of floorspace including B1 development comprising offices, research and development and light industry: film studios. Landscaping, open spaces and internal access roads. Resolved to be approved subject to S106 agreement; this agreement was never signed. Application withdrawn.

1.3.7
02/00153/FUL - Change of use: continuation of planning permission 96/0734/8 use of land for film studios and ancillary activities. Approved. 

1.3.8
04/0544/FUL - Continued use of buildings and land as film studios and ancillary activities for a temporary period to 31 August 2008. Approved.

1.3.9
05/1036/FUL - Departure from Local Plan: Erection of a temporary storage building relating to use of adjacent land as film studios for a temporary 3 year period. Approved.

1.3.10
06/0529/FUL - Variation of condition 1 of planning permission 04/0544: Continued use of buildings and land as film studios and ancillary activities for a temporary period to 31 December 2010. Approved.

1.3.11
06/0757/FUL - Variation of Condition 1 of planning permission 05/1036/FUL to extend temporary permission until 31 December 2010 (studios). Approved.

1.3.12
10/0080/FUL - Continued use of land and buildings for film production and associated activities including retention and refurbishment of existing studios to accommodate stages, backlot, workshops, offices, production facilities, canteen /commissary and ancillary studio facilities and services, replacement and extended workshops, stage and offices. Two new stages (approx. 13,000 sqm floorspace) for the storage and public exhibition of film sets and artefacts (including cafe and gift shop), new accesses from Aerodrome Way, revised internal road layout and parking, extended backlot, landscaping and associated works. Approved with a S106 Agreement.

1.3.13
10/2425/FUL - Erection of an electricity sub-station (in connection with redevelopment of the Studios under reference 10/0080/FUL). Approved 26 January 2011.

1.3.14
11/0376/RSP - Part retrospective: Amendments to planning permission 10/0080/FUL to include: Reduction and modifications to K Stage, modifications to J Stage and revised layout of external display areas; revised layout of security gatehouses, internal road layout (temporary consent sought for internal road link) and cycle storage; minor realignment of spur access from northern roundabout; revised landscaping including re-profiling and realignment of bunds; new paved area for picnic use and security hut; revised materials for car park; and associated works. (No alteration to operation of visitor centre, visitor numbers, no. of parking spaces or traffic generation as per the section 106 agreement dated 15 June 2010). Approved 19 May 2011 with a deed of variation to the Section 106 Agreement.

1.3.15
11/0590/RSP – Part retrospective: Revised layout for the northern part of Leavesden Studios (previously approved under application 10/0080/FUL), including demolition and replacement of the Mill building to be built in two phases, the relocation and construction of the approved multi-purpose workshop building, revised parking layout, hard and soft landscaping including omission of bunding and associated ancillary works. Approved 20 June 2011. 

1.3.16
11/1607/ADV - A total of 9 individual advertisement signs, including directional signage, at Warner Bros. Studios Leavesden and the associated Studio Tour (including externally illuminated entrance signs, fascia signs and poster advertisements). Approved 21 September 2011.

1.3.17
12/0344/FUL - Variation of Condition 2 of planning permission 10/0080/FUL to allow substitution of plans to reflect minor amendments to design. Approved 22 May 2012 with a deed of variation to the Section 106 Agreement.

1.3.18
12/0345/FUL - Variation of Condition 2 of planning permission 11/0376/RSP to allow substitution of plans to reflect minor amendments to design. Approved 22 May 2012 with a deed of variation to the Section 106 Agreement.

1.3.19
12/0346/FUL - Variation of Condition 2 of planning permission 11/0590/RSP to allow substitution of plans to reflect minor amendments to design. Approved 22 May 2012.

1.3.20
12/1150/FUL - Amendments to flight shed at Warner Bros. Studios comprising minor modifications to the existing fabric of the building, replacement cladding to the west elevation and removal of the 'beehive' ventilation units (cross boundary application). Approved 31 July 2012.

1.3.21
12/2169/FUL - Construction of a new permanent workshop building with associated parking, demolition of existing workshop/store, relocation of an existing refuse and recycling facility and associated ancillary works. Approved 15 January 2013.

1.3.22
12/2324/FUL - Variation of the existing S106 Agreement and Traffic and Visitor Management Plan (relating to planning permission 10/0080/FUL) at Warner Bros. Studios Leavesden to allow earlier openings (from 0900 hours) on Saturdays, school holidays and on 15 'floating days' and up to 5,540 visitors on these days. Approved 1 March 2013 for a temporary period of 2 years.

1.3.23
13/0110/RSP - Part retrospective: Temporary consent (6 months) for construction/retention of exterior filming tank and associated storage of spoil. Approved 28 March 2013.

1.3.24
13/1173/FUL - Variation of Conditions 2 and 3 of planning permission 12/2169/FUL for a new permanent workshop building to allow: Substitution of plans to reflect minor amendments to building design and improvements to internal Studio roundabout and retention of existing store building for a minimum of two years from first occupation of the workshop due to significant existing production commitments. Approved 23 September 2013.

1.3.25
13/1352/RSP - Part Retrospective : Exterior filming tank with associated hard-standing, drainage works and access road and spoil storage. Approved 12 September 2013.

1.3.26
13/1924/FUL - Extension of 'J' stage of the Warner Bros. Studio Tour including accommodation for a new feature set, educational support facilities, revised parking layout including the provision of an additional 226 car parking spaces, extension of the internal link road, an external picnic area, a toilet block, revised landscape proposals and resiting of the cycle storage and refuse area. Approved 13 January 2014.

1.3.27
13/2066/FUL - Full planning permission for the construction of a new permanent sound stage with associated parking and hard landscape work and temporary (18 months) construction access on to South Way. Approved December 2013.

1.3.28
13/2239/FUL - Full planning permission for the construction of a new permanent sound stage (Stage N), studio support space, associated parking and hard landscape works, external lighting, use of temporary construction access on to South Way for a period of 18 months and associated ancillary works. Approved 24 February 2014.

1.3.29
14/1232/FUL - Deed of Variation: Variation of the existing S106 Agreement and Traffic and Visitor Management Plan (relating to planning permission 10/0080/FUL) at Warner Bros. Studios Leavesden to enable hospitality events to take place and studio tours to commence up to 21:00 hours on such days. Approved 25 September 2014 (for 8 events within limited period of 1 year).
1.3.30
14/1752/FUL - Deed of Variation: Variation of the existing S106 Agreement (relating to planning permission 10/0080/FUL) at Warner Bros. Studios Leavesden to insert additional clauses relating to visitor numbers; to vary clauses to increase daily visitor numbers from 5,000 to 5,728 and from 5,540 to 6,383 on Saturdays, school holidays and floating days; to vary clauses to increase number of floating days from 15 to 20; to vary clauses to permit floating days within 10 days of any school holiday; and updates to definitions. Approved 5 December 2014.

1.3.31
14/1831/FUL - Variation of Condition 2 (Plans) of planning permission 12/0344/FUL to amend the existing parking layout to increase staff parking provision by 71 spaces and provide additional landscape planting. Approved 5 December 2014.

1.3.32
15/0744/FUL - Application for the operation of Hospitality Events at the Warner Bros. Studio Tour London until 23.00 hours on any given day and until 00.00 hours (midnight) on 24 occasions during a calendar year (‘special’ Hospitality Events). Approved 16 July 2015.

1.3.33
15/1852/FUL - Hybrid Application to include detailed approval of new sound stages, workshops, post production facility and extension to the Studio Tour car park together with outline approval (matters reserved: appearance and landscaping) of extension to the Studio Tour, workshops, production support building, Studio parking deck, Studio cafe extension, Studio support facilities and associated works as well as continued use of land and buildings for film production and associated activities (including use of Stages J & K for the storage and public exhibition of film sets and artefacts (Studio Tour) and hospitality events). Approved 25 January 2016.

1.3.34
16/2430/FUL - Deed of Variation: Variation of the existing S106 Agreement (relating to planning permission 15/1852/FUL) at Warner Bros. Studios Leavesden to vary the studio tour hours of opening to allow the first tour to start at 09:00 on Sundays for a temporary period of one year. Approved 7 February 2017.
1.3.35
16/2611/AOD - Approval of Details: Details pursuant to hybrid planning permission 15/1852/FUL comprising construction of a new permanent workshop building with associated hardstanding, drainage and landscape (Development Area 7). Pending consideration.
1.3.36
There have been numerous applications to discharge conditions.

2.
Site Description
2.1 The  ASK   \* MERGEFORMAT site lies to the north of Watford just within the M25 and north of Hunton Bridge M25 spur roundabout. The residential area of Leavesden is to the east, with Abbots Langley to the north and Watford to the south. To the west of the site are open fields with some residential roads and individual properties. 
2.2 Leavesden Studios has been used for film making since the mid 1990s and from 2000 by Warner Bros. for the Harry Potter series of films, amongst others. The Studios comprise the main part of the original Leavesden Aerodrome dating back to the 1930s and operated from 1967 to 1994 when the site was occupied by Rolls Royce for aero engine manufacture.

2.3 The site is now owned by Warner Bros. and has been redeveloped through the implementation of various planning consents outlined in section 1 of this report. These consents have essentially allowed:

1) The continued use of the land and buildings for film production and associated activities including the retention and refurbishment of existing studio buildings.

2) Erection of a replacement ‘Mill’ building and new workshop building to the northern part of the site.

3) Erection of two new stages (J and K) for the storage and public exhibition of film sets and artefacts, including cafe and gift shop, located between the main studio complex and Aerodrome Way. These new stages house the ‘Warner Bros. Studio Tour London: The Making of Harry Potter’, and have since been extended.

4) Revised internal road layout and parking, new gatehouses, extended backlot, landscaping including new bunding and associated works.

5) Consent for an external water tank used to film water based scenes.

6) Construction of additional workshops, two new sound stages and production offices (M, N and O).

7) Studio Tour and Studio parking.

8) Studio Tour hospitality events.

2.4 Permission has also been granted under application 15/1852/FUL for further development at the wider Leavesden Studios site for the following elements: 

Detailed elements:

1) L Stage Workshop located adjacent to existing L Stage to the south of the site to replace existing temporary workshop structures at the backlot.

2) P Stage located on the northern part of the site, opposite N & O and M Stages to be a new permanent sound stage. 

3) Q and R Stages and ancillary production offices within a new permanent sound stage with three storey offices attached to the northern elevation to the west of C Stage. 

4) Post production facility to the south of the main Studio buildings to include re-recording stages, cutting rooms and a preview theatre. 

Outline elements:

5) Studio Tour Extension - new stage to extend from the southern elevations of J & K Stages onto part of the existing visitor car park including additional single storey staff accommodation located around K Stage, with a maximum height of 10m. 

6) Workshop on an existing hardstanding area to the north of the site, known as Car Park 5 (CP5). 

7) Studio Café Extension to meet enhanced catering needs. 

8) Production Support Building adjacent to the backlot and proposed Q & R Stages, to be used for a range of support activities including workshop, wardrobe, make-up and special effects. 

9) Studio Parking Deck to be constructed on the existing surface level Studios car park, providing approximately 2,250 car parking spaces for staff. 

10) Island Site development - accommodation for a range of Studio support facilities such as workshops and production services together with supporting office accommodation with access via a new arm on the existing Aerodrome Way/High Road/Ashfields Way signalised junction. 

2.5 Leavesden Studios was identified in the Local Plan 1996-2011 as a Major Developed Site in the Green Belt. However, the Site Allocations document adopted in November 2014 removed the Green Belt designation from the built areas of the Leavesden Studios site. This area of the site is allocated specifically for Leavesden Studios Operations and associated uses (Site GB(2)). The backlot remains designated Green Belt. 
2.6 Tree Preservation Order (TPO) 305 protects trees around the existing Studio buildings. TPOs 310 and 107 protect trees in the vicinity of L Stage in the south west corner of the site. A Local Wildlife Site lies within the southern part of the site, with another sited adjacent to the western boundary. The nearest Listed Building is at Hunton Park to the north west. Hunton Bridge Conservation Area is sited beyond, approximately 750m to the north west of the site.
2.7 This application relates specifically to the existing surface car parking to the west of the Aerodrome Way/Warner Drive roundabout. The application site has an area of approximately 25,000sqm and consists predominantly of tarmac marked parking bays together with access and landscaping. The site falls slightly in level towards the east. To the north part of the application site are the primary access point to the Studios with single storey security gate houses.

3.
Description of Proposed Development

3.1 Planning permission is sought for construction of a decked car park to provide 2,150 parking spaces together with bicycle store, security office, post room facilities and alterations to internal vehicular circulation.

3.2 The application follows the grant of hybrid planning permission 15/1852/FUL which as set out at paragraph 2.4 above included outline consent for a Studio Parking Deck described as development area 10 within that application. The parking approved in outline under application 15/1852/FUL was to comprise a decked car park of up to 10,940sqm constructed on the existing surface level Studios car park providing approximately 2,250 car parking spaces for staff. It was to have a maximum of 5 levels and maximum height of 16m with access as per the existing car park. 

3.3 The principle of a decked car park has therefore been approved, however following detailed design, the car park now proposed varies slightly from the parameters established under 15/1852/FUL in that the car park would have a footprint of 9,980sqm provide for 2,150 spaces with 489 existing spaces to be retained. For the main part, it would have a height of 15.8m to the parapet, although the ramp and service cores would be up to 17.5m in height. Together with the reduction in footprint, the structure would be sited further from the east boundary with Aerodrome Way than indicated under 15/1852/FUL. 

3.4 The car park would be positioned on the line of the security fence at the west of the site and would be at least 55m from the north boundary of the site, and 50m from the Aerodrome Way roundabout to the main part of the car park with 40m separation between the roundabout and the ramp to the east. It would be sited approximately 15m from the north elevation of J stage.

3.5 It would have a width (east to west) of up to 107m including 11m to a ramped access at the south east, and a depth (north to south) of 99m. The main car park would not be covered, with a height to the surrounding parapet walls of 15.8m above ground level, although the ramps and service cores would have flat roofs with a height of 17.5m.
3.6 The car park would be accessed from Warner Drive with a ramp at the south up to the higher levels and a down ramp to the east. Service cores would be provided at each side of the car park.
3.7 The five upper storeys of the car park would accommodate 2,150 parking spaces and access, while the ground floor level would accommodate a security office, WC facilities, a ‘holding’ area for large groups, a delivery/turning area for postal drop off and taxi pick ups and two cycle stores, together with parking for 489 spaces in total at surface level on the site. There would be minor alterations to the extent of existing surface level parking and soft landscaping at the north east part of the site.
3.8 The façade of the car park is proposed to be steel grating at ground floor, perforated metal cladding to the first, second and third floors with a glazed plank system to the two upper levels. The north and east elevations would also include headlight screening panels behind the cladding and glazed planks. WB branding is indicated to the service cores with an ‘advertisement zone’ to the east elevation of the ramp, although this application does not seek approval for display of advertisements.
3.9 The proposals also include alterations to the layout of the access road within the site. Warner Drive would be widened towards the south to provide a second filter lane into the car park. A new pedestrian route would be shifted to the north of Warner Drive with a new crossing in front of the Studios site gates. Vehicles would be able to exit the parking and site onto the Aerodrome Way roundabout or via Warner Drive to the north.
3.10 As part of the proposals, the current temporary post room is also to be relocated to the north west of the car park. This would be set approximately 4m from the west boundary of the site on the line of the security fence, 4.2m from the north elevation of the car park. It would have a rectangular footprint 9m by 7.2m and would have a flat roof form 3.8m high which would include two rooflights. It would be finished in facing brick (Trinity Cream colour) and would include doors to the east and west elevations.
3.11 The application is accompanied by:

· Design and Access Statement

· Planning Supporting Statement

· Operational Management Plan

· Transport Technical Note

· Drainage Strategy

· Construction Environmental Management Plan

· Site Waste Management Plan

· Lighting Strategy

· Biodiversity Checklist.
3.12 Amended plans submitted during the course of the application have provided additional accessible and cycle spaces and have provided headlight screens to the north elevation. Additional information in relation to air quality has also been provided.

4.
Consultation
4.1
Statutory   Consultation

4.1.1 Affinity Water: No response received.
4.1.2 Abbots Langley Parish Council [Objection]: Members object to this application for the studio parking deck which is far too high in relation to its close proximity with the houses in Offord Grove. There will be an unacceptable increase in traffic noise, exhaust fume pollution and congestion, with the properties suffering from a loss of light and overlooking. Members request that this application is referred to Three Rivers Planning Committee for consideration.

4.1.3 British Pipeline Agency [No objection]: We are not aware that any of BPA Pipelines apparatus, falls within the vicinity of the above noted location.

However, if the location of your work should change, please complete a new Linesearch enquiry immediately, using www.linesearch.org . Whilst we try to ensure the information we provide is accurate, the information is provided Without Prejudice and we accept no liability for claims arising from any inaccuracy, omissions or errors contained herein.

4.1.4 Economic and Sustainable Development: No response received.
4.1.5 Environment Agency: No response received.
4.1.6 Environmental Health [No objection]: I have reviewed the information submitted in this plan and can see that the design has been completed to reduce impact on neighbouring properties.

From both a light and noise perspective suitable design and mitigation have been included with the plan.

I therefore have no objections to this application.

4.1.7 Environmental Protection: No response received.
4.1.8 Fire Protection [No objection]:
ACCESS AND FACILITIES 
1. Access for fire fighting vehicles should be in accordance with The Building Regulations 2010 Approved Document B (ADB), section B5, sub-section 16. 
2. Access routes for Hertfordshire Fire and Rescue Service vehicles should achieve a minimum carrying capacity of 18 tonnes. 
3. Turning facilities should be provided in any dead-end route that is more than 20m long. This can be achieved by a hammer head or a turning circle designed on the basis of Table 20 in section B5. 
WATER SUPPLIES 

4. Water supplies should be provided in accordance with BS 9999.
5. This authority would consider the following hydrant provision adequate: 
· Not more than 60m from an entry to any building on the site. 

· Not more than 120m apart for residential developments or 90m apart for commercial developments. 

· Preferably immediately adjacent to roadways or hard-standing facilities provided for fire service appliances. 

· Not less than 6m from the building or risk so that they remain usable during a fire. 

· Hydrants should be provided in accordance with BS 750 and be capable of providing an appropriate flow in accordance with National Guidance documents. 

· Where no piped water is available, or there is insufficient pressure and flow in the water main, or an alternative arrangement is proposed, the alternative source of supply should be provided in accordance with ADB Vol 2, Section B5, Sub section 15.8. 

6. In addition, buildings fitted with fire mains must have a suitable hydrant 

sited within 18m of the hard standing facility provided for the fire service pumping appliance. 

For advice on water supplies contact Cathy Price Cathy.Price@hertfordshire.gov.uk 

The comments made by this Fire Authority do not prejudice any further requirements that may be necessary to comply with the Building Regulations.

4.1.9 Hertfordshire and Middlesex Wildlife Trust: No response received.
4.1.10 Hertfordshire Constabulary Crime Prevention and Design Advisor [No objection, conditions requested]: Whilst I am content with the proposals there are some elements that need addressing. Because it is a Multi-Story Car Park (MSCP) there is the potential for theft from vehicles parked within the MSCP due to lack of natural surveillance at all levels. Even though this is within the private area of the studios and will be for staff and trades persons, this does not always lessen the potential for crime, nor the potential for fear of crime. Therefore it should incorporate elements that make staff and visitors feel safe, whatever time of the day or evening they are using the car park. These are:
1. Design and Access Statement (DAS): The DAS says at 1.03 about the ground floor security office for issuing passes to visitors. At 3.06 it also says about an objective being to: “Create a safe internal environment”. 
Under the ‘Lighting Design Criteria’ it says at “b) Safety- The lighting should be designed to ensure that areas where vehicles and pedestrians mix, changes of level and other hazards are clearly identified and well illuminated.”

And at “c) Security - The lighting should be designed to support measures to reduce crime ie. CCTV and provide a perception of security.” 


Also on page 19 is an indicative picture of a modular structural frame and obstacle free parking bay experience, which shows: clearly marked bays, white painted ceilings to help reflect light, painted walkways to direct pedestrians safely along the parking decks which are also painted in a light colour.
Unfortunately there is not much other detail, and this is perhaps because this will be confirmed as part of extra design detail if planning permission is granted?
2. Design against crime for Multi-Story car parks (MSCP): Such elements to design against crime for MSCP are:
a. Able to be closed off overnight for when the site is shut down. For this site this could be achieved by a barrier at the vehicle entrance off the access road?

b. Lighting to the appropriate British Standard levels for ramps, parking decks, pedestrian stair cores, pedestrian entrances and vehicle entrances.

c. Ceilings painted white to help reflect light. 

d. Columns and blank walls painted white (with bottom 0.5m painted grey or black so exhaust fumes do not visibly mark the walls), so users can see anything moving easier against a light background. 

e. Pedestrian routes and crossing points painted or clearly marked on roadway surfaces, for protection of pedestrians.

f. CCTV cameras to cover:

i. All vehicle entrances and exits so number plates of vehicles can be read

ii. All pedestrian entrance and exit points

iii. All stair cores and lift entrances

iv. All parking decks to a general observation standard

v. All cycle parking areas

vi. Entrances to toilet facilities 
For the CCTV to be able to be monitored in the security office by the security staff.


For the CCTV system:

i. Such CCTV recording medium must be a DVD best quality digital system that records for a minimum of 31 days before overwriting; the recording system that will be installed has its own software for playing back the CCTV on the DVD disk (that software needs to go on each playback disc, so that it is possible to replay the disc immediately). That CCTV cameras record at a minimum frame rate of 8 frames per second (FPS) or higher. Whilst the minimum frame rate of 8 frames per second is quoted, it may need to be higher to capture driving through the field of view (FOV) of the camera at the vehicle entrance and exit and may need to increase to 12 FPS. 
ii. The CCTV system should have a clock and date that are displayed on any clip viewed. The system clock and date should be set correctly and maintained (taking account of GMT and BST). When images are downloaded onto a disc or other medium for police purposes, it needs to be with the time and date integral to the relevant picture.

iii. The CCTV storage system should be operated and recorded pictures retained in a secure area.

iv. The playback software should have: variable speed control including frame by frame, forward and reverse viewing; be able to display single and multiple cameras and maintain aspect ratio (i.e., the same relative height and width); be able to display a single camera at full resolution; permit the recording from each camera to be searched by time and date. 


If the above elements were incorporated I would be content, and if needs be can be conditioned by the council.

I hope the above is of use to you in your deliberations and will help the development achieve the aims of the National Planning Policy Framework (NPPF). 
· 69 – re safe and accessible environments where crime and disorder, and the fear of crime, do not undermine quality of life or community cohesion.

& the National Planning Practice Guidance (NPPG) under ‘Design’

· 010 – re Sec 17 of the Crime and Disorder Act 1998 – to prevent crime & disorder.

· 011 – re taking proportionate security measures being a central consideration to the planning and delivery of new developments and substantive retrofits.

And CP1 and CP12 of Three Rivers Core Strategy.

4.1.11 Hertfordshire County Council Archaeology: No response received.
4.1.12 Hertfordshire County Council Highways [No objection, conditions requested]: Notice is given under article 18 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 that the Hertfordshire County Council as Highway Authority does not wish to restrict the grant of permission subject to the following conditions:

Hours of Operation

For the purposes of the development hereby permitted, all operations at the Site shall only take place within the following hours:

-
7.00am and 18.00pm on Mondays to Friday

-
7.00am and 13.00pm on Saturdays

No operations shall take place on Sundays or Public Holidays. For the purposes of this condition operations shall include vehicle movements connected with the importation of waste. 

Reason: In the interest of local amenity.

Wheel Cleaning Facilities - Temporary for Construction Vehicles

No works shall commence on site until the details of wheel cleaning facilities for construction vehicles have been submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.

Reason: To prevent extraneous material being deposited on the highway.

HGV Routing

For the duration of the use of the site all construction traffic associated with the development will use the A41 to access/egress the site and no other local roads unless approved in writing with the Local Planning Authority in consultation with the Highway Authority.

Reason: In the interests of maintaining highway efficiency and safety.

Booking System

For the duration of the works hereby permitted, a HGV booking system, shall be provided to manage the arrivals and departures of the HGVs.

Reason: In the interests of maintaining highway efficiency and safety.

Servicing Arrangements 

Prior to the commencements of works a revised swept path assessment for a 16.5m articulated lorry demonstrating it can manoeuvre safely and appropriately through the parking layout shall be be submitted to and approved in writing by the Local Planning Authority, in consultation with the Highway Authority, and retained thereafter available for that specific use.

Reason: In the interests of satisfactory development.

Description of the Proposal

The proposal is for the provision of a studio parking deck to provide 2,150 additional parking spaces, bicycle store, security office, post room facilities and rearrangement of internal vehicular circulation. 

The site forms part of the Warner Bros. Studios Leavesden (WBSL), which is located at the former Leavesden Aerodrome, immediately north of Watford, and approximately 30 kilometres from central London. 
Planning History 

Since purchasing the Leavesden Studios site in 2010, WBSL has undergone expansion, beginning with the grant of planning permission for duplicate applications submitted to TRDC (10/0080/FUL) and WBC (10/00051/FUL) in January 2010 for the retention, refurbishment and extension of the Studios.

A series of planning applications have been subsequently approved since 2010 for the following developments:

-
New mill and workshop (reference 11/0590/RSP)

-
Flight shed (L Stage) refurbishment (reference 12/1150/FUL)

-
New northern workshop (reference 12/2169/FUL)

-
Exterior film tank (reference 13/1352/RSP)

-
J Stage extension and additional Studio Tour parking (reference 13/1924/FUL)

-
M Stage (reference 13/2066/FUL)

-
N and O Stages and N Stage production offices (reference 13/2239/FUL).

-
Additional Studio parking (reference 14/1831/FUL)

-
Studio Tour hospitality events (reference 15/0744/ FUL)

The most recent planning application was approved in January 2016, this was for a hybrid application and sought detailed and outline consent for a number of elements. One of the outline elements included the provision of a Studio Parking Deck. 
The hybrid application granted planning permission subject to a number of maximum parameters and since planning permission was granted a number of minor variations have been required. These variations are the subject of this planning application and are discussed below. 

Policy 

The full TA submitted alongside the original hybrid application fully considered the impact of the proposals against national and local policy. Given that the principle of the Studio Parking Deck has already been agreed, another review of policy is not required. 

Analysis 

A Transport Technical Note and Design and Access Statement has been submitted alongside the application. This level of assessment is consistent with the guidance provided in Roads in Hertfordshire highway design guide 3rd edition. 

Existing Highway 

The site is served by the motorway and trunk road network, with the M1 and M25 within close proximity.

The A41 and A405, both strategic roads, are also nearby, providing access between the site and the M25 (Junctions 19 and 20 via the A41) and the M1 (Junction 6) and M25 (Junction 21 via the A405).

Locally, the A41 provides a highway link between the M25 and the M1 Junction 5. In the area of the site the A41 is primarily a dual carriageway.

To the east of the site the A405 provides a dual carriageway link northwards from the A41 Leavesden Green Interchange to the M1 Junction 6 and M25 Junction 21a.

The A41 falls to the south of the site and the eastern site frontage is directly onto Aerodrome Way, a road constructed to relieve Leavesden High Road and which serves to access the business park to the east. Aerodrome Way provides a link between the A41 and the secondary route to Hemel Hempstead via Bedmond. This road is further linked to the A41 Watford Road by South Way which runs to the north of the Studios and historically provided access to the Studios.

Access to the various facilities is taken from two existing roundabout junctions on Aerodrome Way, with the southern junction providing access to the Studio Tour via Studio Tour Drive and the northern junction providing access to the production areas via Warner Drive.

Road Safety

Additional information submitted as part of the Hybrid Application reviewed collision data within the vicinity of the site and at key junctions. On this basis, additional information is not required as part of this application. 

Trip Generation

A comparison between the existing and proposed trip generation was submitted as part of the TA at the Hybrid Application stage. It was considered that with suitable mitigation measure the development proposals would not have an adverse impact on the operation and safety of the local highway network. 
The conditions of the Hybrid Application have been reviewed and the Studio Parking Deck does not trigger these mitigation measures. It is therefore considered that the trip generation associated with Studio Parking Deck which is the subject of this application would not alone have a detrimental impact and is therefore acceptable. 

Trip Distribution

The TA set out that trip distribution, which was agreed as part of the Hybrid Application. This has not altered since permission was granted and therefore, is still considered acceptable. 

Junction Modelling

Junction Modelling was considered in detail as part of the original TA. No additional modelling has been included within the Technical Note and this is acceptable as the Studio Parking Deck alone is not considered to be detrimental to the operation of the highway network. 

Highway Layout

Site Access

Access to the public highway network is unchanged. Entry and exit is to be via Warner Drive and the separate exit onto the roundabout is also retained. 
The ground floor car parking layout has been configured to allow vehicles exiting the car park to choose whether to do so via Warner Drive or the direct exit onto the roundabout. This approach allows the load on the two exit points to spread evenly and avoids congestion. This scenario was considered within the junction modelling for the TA and demonstrated that the highway network would operate within capacity. Therefore, this arrangement is still considered to be acceptable. 

Internal Layout 

The Technical Note provides details regarding the internal layout of the car park. The note sets out the parking aisles have been designed to accommodate a minimum of 6m and that the parking spaces are a minimum of 2.4m x 4.8m. These dimensions are provided in accordance with Institution of Structural Engineers Design Recommendations for Multi-Storey and Underground Car Parks. This is also consistent with Roads in Hertfordshire, Highway Design Guide. 

Parking

The parking associated with this proposal related to the Studio Parking Deck only and as part of the Hybrid Application a maximum of 2,250 spaces were permitted. However, it is understood that as part of the minor variations it is now proposed to provide 2,150 spaces. 

It will be the responsibility of the appropriate LPA to determine the appropriateness of the level of parking provided. However, HCC does not wish to raise an objection. 

HCC also notes that during the construction of the Studio Parking Deck, the displaced vehicles will be parked in the completed Studio Tour Extension Car Park. Once the Studio Deck is complete staff will be relocated back to this part of the site. 

Accessibility

Accessibility was considered in full as part of the original TA. This application relates to the Studio Car Park only and it is not necessary to reconsider it as part of this application. 
An Updated Travel Plan has been secured via other applications which will contribute to the overall accessibility of the site.

Servicing and Deliveries

A servicing area is to be provided adjacent to the car park. Swept paths have been submitted for a 16.5m articulated lorry and a 7.5t box van. The swept paths demonstrate that 7.5t box van can manoeuvre easily. However, the 16.5m articulated vehicle swept path assessment is very tight (particularly within the area within the parking layout) and has not allowed for a buffer. On this basis, it allows no room for error. Therefore, an additional swept path assessment is required for the 16.5m articulated vehicle to demonstrate that it can manoeuvre appropriately and safely and HCC recommend this is secured via condition.

Travel Plan 

As previously mentioned an Updated Travel Plan has been secured via other applications and does not need to be considered as part of this application.

Construction Management

A Construction Environmental Management Plan has been submitted to support the application. It confirms that the working hours will be: 

-
7.00am and 18.00pm on Mondays to Friday

-
7.00am and 13.00pm on Saturdays

There will be an average 7 HGVs associated with the construction works per day (based on 5 day week). 

The route of the vehicles will be via the A41. There will be a Banksman and wheel washing facilities at the access/egress locations. 
HCC considers the provisions within the Construction Environmental Management Plan to be acceptable and recommends that they are secured via condition throughout the duration of the construction works. HCC also recommends that a booking system be provided and secured via condition to ensure that not all vehicles are on the site at the same time. 

Planning Obligations / Community Infrastructure Levy (CIL)

Three Rivers District Council have a Community Infrastructure Levy which was adopted in April 2015, and therefore contributions towards local transport schemes will be sought via CIL if appropriate.

4.1.13 Hertfordshire County Council Flood Risk [No objection]: Following the review of the Flood Risk Assessment and Assessment of Existing Sustainable Urban Drainage System (SUDS) (FRA), prepared by Quattro Consult for Warner Bros. Studios Leavesden, No 4366 issued November 2016, and submitted in support of the application, we can confirm that we have no objection to the application on flood risk grounds.
The proposal consists of a negligible increase in impermeable area. The surface water will enter the 3 cellular infiltration tanks which have been designed for a 1:100-year event +20% climate change. This drainage strategy is in line with the approved scheme outlined in the hybrid application, and we therefore accept an increase of 20% for climate change to be applied instead of the updated upper allowance (+40%) that we normally require since the 19th February 2016.
The applicant has provided a suitable surface water drainage assessment which details how they intend to use the existing one, and that the flood risk has been considered to and from the site; we can confirm the proposed development should not significantly increase flood risk on site and elsewhere.
Please note if the LPA decide to grant planning we wished to be notified for our records.
4.1.14 Hertfordshire County Council Waste and Minerals [No objection, conditions requested]: Government policy seeks to ensure that all planning authorities take responsibility for waste management. This is reflected in the County Council’s adopted waste planning documents. In particular, the waste planning documents seek to promote the sustainable management of waste in the county and encourage Districts and Boroughs to have regard to the potential for minimising waste generated by development. 
Most recently, the Department for Communities and Local Government published its National Planning Policy for Waste (October 2014) which sets out the following: 
‘When determining planning applications for non-waste development, local planning authorities should, to the extent appropriate to their responsibilities, ensure that:

· the likely impact of proposed, non- waste related development on existing waste management facilities, and on sites and areas allocated for waste management, is acceptable and does not prejudice the implementation of the waste hierarchy and/or the efficient operation of such facilities; 
· new, non-waste development makes sufficient provision for waste management and promotes good design to secure the integration of waste management facilities with the rest of the development and, in less developed areas, with the local landscape. This includes providing adequate storage facilities at residential premises, for example by ensuring that there is sufficient and discrete provision for bins, to facilitate a high quality, comprehensive and frequent household collection service; 
· the handling of waste arising from the construction and operation of development maximises reuse/recovery opportunities, and minimises off-site disposal.’ 
This includes encouraging re-use of unavoidable waste where possible and the use of recycled materials where appropriate to the construction. In particular, you are referred to the following policies of the adopted Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document 2012 which forms part of the Development Plan. The policies that relate to this proposal are set out below: 
Policy 1: Strategy for the Provision for Waste Management Facilities. This is in regards to the penultimate paragraph of the policy; 
Policy 2: Waste Prevention and Reduction: & 
Policy 12: Sustainable Design, Construction and Demolition. 
In determining the planning application the District Council is urged to pay due regard to these policies and ensure their objectives are met. Many of the policy requirements can be met through the imposition of planning conditions. 
Waste Policy 12: Sustainable Design, Construction and Demolition requires all relevant construction projects to be supported by a Site Waste Management Plan (SWMP). This aims to reduce the amount of waste produced on site and should contain information including types of waste removed from the site and where that waste is being taken to. Good practice templates for producing SWMPs can be found at: 

http://www.smartwaste.co.uk/ or
http://www.wrap.org.uk/category/sector/waste-management.
SWMPs should be passed onto the Waste Planning Authority to collate the data. The county council as Waste Planning Authority would be happy to assess any SWMP that is submitted as part of this development either at this stage or as a requirement by condition, and provide comment to the District Council. 
In terms of the accounting for waste management in the proposed development, it is noted that for the outline planning application which included a studio parking deck works (development area 10) there was a statement of intent to complete a Site Waste Management Plan, and a template would be used, with reference to the District Councils waste policies and the need to accord with EU and national legislation, all stated within the Sustainability and Waste Management Strategy which was submitted as part of the application. 

This full planning application does not refer to the submission of a Site Waste Management Plan. The Waste Planning Authority is keen to see a Site Waste Management Plan for this development proposal. There is the need to ensure that waste has been considered in the overall design of the development as early as possible, including the design incorporating building materials made from recycled and secondary sources. The Plan should be written at the construction design stage and should be maintained during the whole project.
The county council seeks to ensure that waste materials are managed effectively, waste is disposed of legally and material recycling, reused and recovery is maximised through the most appropriate means. The Plan must provide estimated quantities of waste types that may arise during the course of the development and the destination of the waste for management. In addition it should also include a section for comparing the forecasted waste with the actual arisings upon completion of the project. 
In terms of the site’s location within the sand and gravel belt, there are unlikely to be significant mineral (sand and gravel) deposits within the area in question, however, the relevant Policy 5 within Hertfordshire Minerals Local Plan Review 2002-2016, adopted March 2007 states that mineral extraction will be encouraged prior to other development taking place where the mineral would otherwise be sterilised. 

On this basis, development may give rise to ‘opportunistic’ use of some limited or poorer quality minerals at the site that could be utilised in the development itself. Examination of these opportunities would be consistent with the principles of sustainable development.
4.1.15 Hertfordshire Ecology [No objection, informative suggested]: Hertfordshire Ecology holds no biological records (species or habitat) for the application site. The application site is former Green Belt; however, the designation was removed as part of the Local Plan Site Allocations adopted in November of 2014. 
A majority of the application site is developed land and there are no buildings to be demolished. There is some removal of habitat which is mostly rough semi-improved grassland and new tree planting to the north of the existing car park, although this appears to be replaced by similar planting at the southeast corner of the site. 

As with previous applications from this site I would like to see a similar lighting strategy employed, additionally I would also advise an informative regarding breeding birds is added to any planning decision as suitable breeding bird habitat is being removed. 

The applicant is reminded that, 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.
4.1.16 Highways Agency [No objection]: Highways England has been appointed by the Secretary of State for Transport as strategic highway company under the provisions of the Infrastructure Act 2015 and is the highway authority, traffic authority and street authority for the strategic road network (SRN). The SRN is a critical national asset and as such Highways England works to ensure that it operates and is managed in the public interest, both in respect of current activities and needs as well as in providing effective stewardship of its long-term operation and integrity.
Highways England will be concerned with proposals that have the potential to impact on the safe and efficient operation of the Strategic Road Network (SRN), in this case the M25.

Having examined the above application, we do not offer any objections to the proposal on the basis that an application to discharge Condition 22, O14 - Highways England M25 J21a Mitigation Measures, attached to planning approval 16/1927/DIS will be forthcoming for Highways England's consideration prior to commencement of works. 
4.1.17 Landscape Officer [No objection]: I have no objections to this scheme. Comments I had made on a previous scheme relating to the position of the car park in relation to strategic planting have been taken into account in this scheme and as such this is much more acceptable.
The only comment that I do have is that multi-stemmed Himilayan Birch (Betula utilis ‘Jacquemontii’) with its striking white bark would be much more striking to the front of the scheme than the group of ‘run-of-the-mill’ Betula pendula. These could be interplanted with either/or/both Cornus alba ‘Sibirica’ with red stems or some ornamental grasses for even more striking effect.
I do not have any significant comments regarding the acceptability of the scheme in its current form however.
The existing native mix strategic planting is to remain to the road frontage with Aerodrome Way and area to the north of the entrance, this is to be supplemented with a new area of native planting to the south of the access road.
4.1.18 Local Plans [No objection]: The Core Strategy (adopted 2011) recognises the Studios as being nationally important (Place Shaping Policy PSP2) and that the sustainable growth of the District's economy will be supported by continuing to focus employment use within the key employment areas of the District such as Leavesden Aerodrome.

In order not to compromise the ability of the Leavesden Studios to contribute to the national and regional economy, both as a local employer and as a centre to contribute to the economic growth of the District, the Leavesden Studios Site was allocated specifically for Leavesden Studios Operations. Policy SA8 of the Site Allocations LDD states that 'development on this site must be in relation to the Leavesden Studios operations and associated uses'. This proposal meets these policy requirements. 

Hybrid application 15/1852/FUL approved the development of a parking deck in principle. The proposed changes are considered minor, and Local Plans have no policy objections to this development.

4.1.19 National Grid (Gas): No response received.
4.1.20 Screen East: No response received.
4.1.21 Sustainable Projects Officer: No response received.
4.1.22 Thames Water: No response received.
4.1.23 Three Rivers Traffic Engineer: No response received.

4.1.24 Watford Borough Council: No response received.
4.2
Public Consultation
4.2.1
Site Notice posted 20 December 2016 and expired 10 January 2017.
  ASK   \* MERGEFORMAT 
Press notice published 23 December 2016 and expired 13 January 2017.
4.2.2
Number consulted:
  213
4.2.3
Number of responses received: 22 

4.2.4
Summary of responses:

Impact on neighbours

· Overshadowing.

· Too close to the boundary.

· Will affect light to neighbouring gardens and houses.

· Loss of view.

· Overlooking.

· Loss of privacy to homes and gardens.

· Impact on right to light.

· Too close to homes.

· Neighbours lower so increasing apparent height of structure.

· Height would blight neighbours’ homes.

· Noise disturbance from cars parking, particularly early and late.
· Noise from additional traffic.

· Hard cladding would amplify noise.

· Should not be noise from wind.

· Proposed flooring would increase tyre squeal.
· No consideration of noise and lighting to Offord Grove.

· Pollution from fumes.

· Increased respiratory problems.

· Disruption during construction.

· Should be consideration for new housing.

· Need consideration for impacts during construction.

Impact on character

· Overdevelopment

· Eyesore.

· Unsightly.

· Car park will tower over fences. 
· Would be visible everywhere.

· Images show illuminated images to east akin to Times Square.

· Darker and contrasting materials would increase visual impact.

Traffic and highways

· Additional traffic.

· Congestion.

· Already gridlock between 7-9.30am.

· Traffic backs out onto Aerodrome Way in mornings.

· Health and safety concern with increased traffic.

· Why are 2,150 spaces if need is for 1,900 spaces.
· No need for proposed level of parking.

· Vacant spaces unnecessary and would impact on area.

· Car park layout inefficient requiring wider lanes and slower manoeuvres.



Other comments

· Good for local economy.

· Impact on listed building. 

· Development is not required.

· Wind shear damage due to siting and scale.

· Should be prohibition on telecom aerial erection.

· Should be built away from residential area.

· Could build underground car park.

· Living walls would absorb sound and pollution.

· Inaccuracies in submission.

· Earlier promise to review size, location, massing and design abandoned.

· Have not seen support to local area from Warner Bros.

· Loss of property value.

· Application should be committee decision.

· Application rushed through over Christmas.

4.2.5
Officer comment:

· The agent has provided a statement in response to concerns raised by neighbours, and concerns about impact on neighbours, traffic, noise, light pollution, air pollution, the need for development and character are considered in the relevant analysis sections below.

· Impact on property value and loss of a private view are not material planning considerations that may be taken into account in the assessment of the application.

5.
Reason for Delay
5.1
  Not applicable
6.
Relevant Planning Policy, Guidance and Legislation
6.1
  The   Three Rivers Local Plan
The Core Strategy was adopted on 17 October 2011 having been through a full public participation process and Examination in Public. Relevant policies include Policies PSP2, CP1, CP6, CP8, CP9, CP10, CP11 and CP12.
The Development Management Policies Local Development Document (LDD) was adopted on 26 July 2013 after the Inspector concluded that it was sound following Examination in Public which took place in March 2013. Relevant policies include DM2, DM4, DM6, DM8, DM9, DM10, DM13 and Appendix 5.
The Site Allocations Local Development Document (SALDD) was adopted on 25 November 2014 having been through a full public participation process and Examination in Public. Policy SA8 is relevant.
6.2
National Planning Policy Framework (NPPF)


On 27 March 2012, the framework of government guidance in the form of Planning Policy Statements and Planning Policy Guidance Notes was replaced by the National Planning Policy Framework (NPPF). The application has been considered against the policies of the Core Strategy (adopted October 2011), the Development Management Policies Local Development Document (adopted July 2013) and the Site Allocations Local Development Document (adopted November 2014) as well as government guidance. The policies of Three Rivers District Council reflect the content of the NPPF.

6.3
Other

Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document (2012).
The Localism Act received Royal Assent on 15 November 2011. The growth and Infrastructure Act achieved Royal Assent on 25 April 2013.


The Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and Species Regulations 2010, the Natural Environment and Rural Communities Act 2006 and the Habitat Regulations 1994 may also be relevant.
7.
Planning Analysis
7.1 Principle of Development

7.1.1 Hybrid planning permission 15/1852/FUL included outline consent for a Studio Parking Deck described as development area 10 within that application. While there is some variation to the detailed design and parameters of the car park now proposed from the outline consent, the principle of a decked car park has been previously approved in this broad location on the site. 
7.1.2 The parameters approved under 15/1852/FUL covered a decked car park of up to 10,940sqm constructed on the existing surface level car park providing approximately 2,250 car parking spaces for staff. It was to have a maximum of 5 levels and maximum height of 16m with access as per the existing car park. The parameter plans included as part of application 15/1852/FUL indicated a structure of up to 122m (east to west) by 96m (north to south).
7.1.3 The car park as now proposed varies from the parameters established under 15/1852/FUL as summarised in Table 1.

Table 1: Comparison of Decked Car Park Under 15/1852/FUL and 16/2554/FUL

	
	15/1852/FUL Parameters
	16/2554/FUL Proposal

	Number of Spaces
	2,250 additional spaces
	2,150 additional spaces

	Footprint
	Up to 10,940sqm
	9,980sqm

	Height
	Up to 16m
	15.8m with elements up to 17.5m

	Depth (east to west)
	Up to 122m 
	96m with section up to 107m

	Width (north to south)
	Up to 96m at west; up to 80m at east
	99m at west; 94m at east

	Distance to east boundary (Aerodrome Way)
	13m at north; 49m at south
	50m at north; 40m to eastern ramp; 88m at south

	Distance to rear boundary of dwellings on Offord Grove
	67m at west; 89m at east
	64m at west; 69m at eastern extent of car park as now proposed


7.1.4 The structure would be of a reduced footprint overall, with a reduced depth east to west, although it would have an increased maximum width. There would also be alterations to its position to be sited 3m further north (towards Offord Grove) and 15m further west (towards the Studio offices and H and I stage) than the parameters indicated under 15/1852/FUL, and 40m further from Aerodrome Way to the main structure (29m to the eastern ramp).

7.1.5 The Planning Statement advises that the development is required as currently the former runway and surrounding backlot are used for production purposes and overflow parking for 400 vehicles. However, during peak filming events such as crowd scenes, there can be a requirement to provide a further 1,500 spaces in addition to the permanent car parking spaces at the Studios. In order to make best use of the backlot for exterior filming, it is proposed to relocate these spaces to the new Studio parking deck, which will also meet the additional parking needs that will be generated by the approved masterplan under 15/1852/FUL.
7.1.6 Policy PSP2 of the Core Strategy recognises the Studios as being nationally important. Policy CP1 states that development must contribute to the sustainability of the District and recognises the need to maintain high levels of employment by attracting jobs and training opportunities for local people and Policy CP6 supports development that provides jobs, promotes skills and learning of the local workforce, and reinforces the south-west Hertfordshire area’s existing economic clusters including film, printing and publishing, telecommunications and construction industries. The Site Allocations document recognises the ability of Leavesden Studios to contribute to the national and regional economy and Policy SA8 sets out that development on the site must be in relation to the Leavesden Studios operations and associated uses so as not to compromise this ability.
7.1.7 The Planning, Design and Access Statement and Economic and Social Assessment submitted with application 15/1852/FUL advised that over £150 million has been invested since 2010 at Warner Bros. Studios Leavesden (WBSL) to create ‘world-class’ film making facilities alongside the Warner Bros. Studio Tour London – The Making of Harry Potter, which ‘showcases the craftsmanship, skill and artistry of the people behind the film franchise and promotes UK film-making talent’.

7.1.8 These two facilities have generated numerous jobs and economic value. As part of application 15/1852/FUL, assessments indicated that the current employment impact of WBSL amounts to over 4,200 jobs supported directly with a further 3,270 supported by indirect effects. It was estimated that the development proposed under application 15/1852/FUL could create a further 3,500 jobs and contribute £120 million per year to the national economy when completed. In addition there would be a temporary boost through construction activity of around 470 jobs and £146 million in gross value added (GVA) nationally. The local share of this was thought to be 1,000 jobs and £32 million of GVA for the Three Rivers and Watford areas supported through WBSL, with another 50 jobs and £15 million of GVA being generated by the construction activity.

7.1.9 The success of WBSL to date has also had wider positive effects for local firms such as printers, transport companies and hotels. WBSL also carries out outreach work with local schools and colleges, runs an active training and apprenticeship programme and provides ongoing support for local charities such as Watford Mencap and Peace Hospice Care.

7.1.10 The proposed parking is a key part of the hybrid planning permission (15/1852/FUL) and masterplan for the site and the submission advises that it will enable WBSL to continue to develop and operate the Studios sustainably delivering wider economic and social benefits. The post room would provide an ancillary support facility to the Studio.
7.1.11 The development would therefore support the WBSL operations and Planning Policy have advised that the proposal would meet policy requirements and that the changes to the development as approved in principle under 15/1852/FUL are considered minor. There is therefore no objection in principle to the development which would support the wider Studios site in bringing significant benefits to the local, regional and national economy.

7.2 Impact on Character and Street Scene

7.2.1 Policy CP1 of the Core Strategy seeks to promote buildings of a high enduring design quality that respect local distinctiveness and Policy CP12 of the Core Strategy sets out that development should make efficient use of land whilst respecting the distinctiveness of the surrounding area in terms of density, character, layout and spacing, amenity, scale, height, massing and use of materials; and that development should also ‘have regard to the local context and conserve or enhance the character, amenities and quality of an area’.

7.2.2 As set out at 7.1 above, outline consent has previously been given for a decked car park in this broad location although alterations are now proposed which would result in a reduced footprint overall, with a reduced depth east to west from up to 122m to 96-107m, although the car park would have an increased maximum width from 80-96m to 94-99m. There would also be alterations to its position to be sited 3m further north (towards Offord Grove) and 15m further west (towards the Studio offices and H and I stage) than the parameters indicated under 15/1852/FUL. For the main part, the structure would have a height of 15.8m which would be within the 16m approved under 15/1852/FUL, although there would be sections to the ramps and service cores of up to 17.5m in height.

7.2.3 The proposed decked car park would be significant in scale and massing and would be readily visible, including from Aerodrome Way and surrounding built up areas. However, the street scene of Aerodrome is already built up and mixed in character with varied commercial development.
7.2.4 In addition, the proposal would be of reduced footprint overall in comparison to the outline consent and provides greater separation to Aerodrome Way with the main part of the structure being set 40m from Aerodrome Way than the parameters indicated under 15/1852/FUL (29m to the eastern ramp). As a consequence, the east elevation of the car park would broadly align with the existing built form of J stage to the south, reducing the prominence of the building from Aerodrome Way. The position of the structure to be 3m closer to the north would not result in the structure being positioned beyond other development within the Studios site to the west and while it would be closer to Offord Drive, separation would be retained by Warner Drive and the site access, and by landscaping and surface level parking. The siting relative to development to the north would not therefore appear unduly prominent or cause harm.
7.2.5 While there would be an increase to the maximum height of the structure, this would be to relatively small sections comprising the access ramps and service cores. The eastern ramp would face Aerodrome Way and would be up to 42m in width. However, the stepping of the heights of the structure would help to break up the built form and it would be viewed in the context of surrounding development within the Studios site to the south and west. In addition, it is noted that the office development at Leavesden Park to the north east has a height of up to approximately 18.2m. Although the structure would be readily visible, given its height, siting and relationship with surrounding development it is not considered that it would result in demonstrable harm so as to justify refusal of permission, particularly with regard to the parameters approved under 15/1852/FUL. 

7.2.6 With regard to the design of the structure, the application submission advises that high standards of architectural detailing and sustainable design are an intrinsic part of the design. The façade of the building would be finished in three main elements with metal grating to the ground level, perforated metal in a silver/grey tint with ‘straw coloured’ soffit behind to levels 1-3 and a glazed plank system to levels 4 and 5. The access ramps and service cores would be finished in perforated metal panels.
7.2.7 The use of different materials across the structure would help to break up the massing of the structure and add visual interest. While the ground level grating material will be relatively solid, the perforated metal to levels 1-3 will provide some transparency and will include openings such that it will not cover the whole elevation. The soffit behind will be coloured to reflect the finish of other buildings on the wider Studios site helping the building to relate to the surrounding development. The glazed plank system to levels 4 and 5 providing greater transparency and reducing the visual impact of the mass of the structure. 
7.2.8 While the materials would be modern consisting of metal and glass, this would not appear inappropriate to the site context and the use of the ‘straw coloured’ accent colour would also provide some unity with the surrounding buildings.
7.2.9 The plans indicate WB branding to the service cores of the car park, with an ‘advertisement zone’ to the east elevation of the ramp, however display of adverts would be subject to a separate application for advertisement consent and an informative on any permission would advise the applicant of this.
7.2.10 The proposed post room to the north west of the car park would be a single storey structure with a flat roof form 3.8m high and would be finished in facing brick (Trinity Cream colour) which would appear appropriate with regard to the site context. It would be set in significantly from the boundaries of the WBSL site and would not appear prominent or cause harm to the character or appearance of the area.
7.2.11 The alterations to the site access and hardstanding to the east part of the site would be relatively minor and would not result in harm to the appearance of the site or area subject to the provision of landscaping as proposed which would be required by condition on any consent.

7.3 Impact on Neighbouring Amenity

7.3.1 Policy CP12 of the Core Strategy seeks all development to have a high standard of design. Development proposals should have regard to the local context and conserve or enhance the character, amenities and quality of an area, and should ‘protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space’. 

7.3.2 As set out at 7.1 above, outline consent has previously been given for a decked car park in this broad location although alterations are now proposed which would result in a reduced footprint overall, with a reduced depth east to west from up to 122m to 96-107m, although the car park would have an increased maximum width from 80-96m to 94-99m. There would also be alterations to its position to be sited 3m further north (towards Offord Grove) and 15m further west (towards the Studio offices and H and I stage) than the parameters indicated under 15/1852/FUL. For the main part, the structure would have a height of 15.8m which would be within the 16m approved under 15/1852/FUL, although there would be sections to the ramps and service cores of up to 17.5m in height.

7.3.3 The proposed decked car park would be significant in scale and massing and would be apparent from neighbouring residential development including residential properties to the north and east. However it would be viewed in the context of existing built development on the site to the south and west from these properties.
7.3.4 In addition, it would be over 64m from the rear boundaries of the closest neighbouring properties on Offord Grove to the north and over 80m from the rear elevations of these dwellings. Although it would be to the south of these neighbours, sunlight and shading details have been provided demonstrating that shadows from the structure would not reach as far as the rear boundaries of these neighbours even on the shortest day. While neighbours have raised concern about the impact of the development on properties on Offord Grove, given the separation from these dwellings it would not appear overbearing or cause loss of light so as to result in demonstrable harm justifying refusal of the application. Furthermore, the glazed appearance of the two upper levels would also serve to reduce its mass and impact so as to not to appear unduly dominant to neighbouring occupiers. In addition, supplementary planting to the vegetation screen to the rear of properties on Offord Grove is also proposed which would help to provide additional screening to the development.
7.3.5 The deck would also be over 100m to the flank elevations of the closest neighbours on Royce Grove and Curtiss Drive to the east of the site with separation provided by Aerodrome Way, and as a consequence it would not result in adverse impacts on their residential amenity through causing loss of light or an unduly dominant form of development.

7.3.6 Given the nature of the development as parking, while it would be in use with people accessing cars, people would not dwell in the structure. Although it would be up to 15.8m in height to the main part with a height of 14.4m to the surface of the top floor, given the significant separation distances that would be achieved to neighbouring dwellings and the use, it would not result in unacceptable overlooking or harm to neighbouring privacy.
7.3.7 In order to provide sufficient ventilation, the structure would not have a solid external finish. However, there would be headlight screening panels behind the elevations to the north and east so as to prevent headlight penetration through open sections of the façade to neighbouring residential properties avoiding unacceptable disturbance from headlight glare. Furthermore, the application advises that visitors likely to be working late on site would be directed to park in spaces furthest from the boundaries with neighbouring residents reducing potential impacts. A condition on any consent would require appropriate management and operation of the car park.
7.3.8 The existing surface level car park is lit until 23.00 and there would be no change to this at surface level. However, lighting is proposed within the decked car park with the ground level and floors 1-4 provided with a soffit mounted lighting system which would be motion sensor controlled between 23.00 and 06.00. To level 5, there would be 4m high totem mounted lights with forward throw beams to minimise bleed of light out of the site which would be lit until 23.00. The application is accompanied by a Lighting Strategy and lighting design details which indicate reduced light fittings to the north of the car park closest to neighbours, and that lighting controls would be set to ‘rural zone’ standard. While there would be lighting within the car park, as set out above, visitors likely to be working late on site would be directed to park in spaces furthest from the boundaries with neighbouring residents reducing potential impacts. The Environmental Health Officer has reviewed the application and has commented that the lighting has been designed to minimise the impact on neighbours and therefore no objection is raised.
7.3.9 With regard to potential noise disturbance from use of the car park, the application indicates that the materials would give the structure a solidity, which would offer a significant level of absorption of any ambient noise, with deck soffits profiled to reduce the amount of flat surfaces from which sound could reverberate. The ramps would be enclosed by a roof, which would further assist in reducing any noise reverberation from car engines moving between decks. In addition, use of polyurethane coating system to the parking deck would reduce tyre noise with additional coatings at the top and bottom of ramps. Given this together with the separation from neighbours the development would not result in unacceptable noise to neighbouring occupiers. 
7.3.10 The proposed post room to the north west of the car park would be single storey and would not result in harm to any neighbouring occupiers. Due to the separation from neighbouring dwellings and the nature of the changes, the alterations to landscaping proposed including to the access into the car park and to the surface level parking at the north east of the site would not adversely affect any neighbouring occupiers. 

7.3.11 Subject to conditions, and with regard to the outline consent granted under 15/1852/FUL, the proposal would not therefore result in harm to the amenity of neighbouring occupiers so as to justify refusal of permission and the development would be acceptable in accordance with Core Strategy Policies CP1 and CP12.

7.4 Highways, Access and Servicing

7.4.1 Core Strategy Policy CP10 relates to transport and travel and states that major development should be located in highly accessible areas, have a safe and adequate means of access and make provision for all users including people with mobility difficulties. It states that all development should be designed and located to minimise the impacts of travel by motor vehicle on the District. Policy DM10 of the Development Management Policies LDD requires that adequate provision for the storage and recycling of waste should be fully integrated into the design of proposals.
7.4.2 Access to the main WBSL site from Aerodrome Way would remain as existing, although within the application site Warner Drive would be widened to provide two filter lanes into the car park. Entry and exit to the site would be available via Warner Drive with the existing separate exit from the car park onto the Aerodrome Way roundabout retained. A pedestrian route would be provided to the north of Warner Drive with a new crossing point to the front of the Studios Site gates. 
7.4.3 The application is accompanied by a Transport Technical Note which advises that within the Transport Assessment of the masterplan, no specific transport impact was associated with the Studio parking deck. This parking will initially accommodate parking associated with the existing floorspace on site and peak parking demand associated with crowd scenes. As other elements of the development permitted under 15/1852/FUL are completed and occupied, the additional spaces within the car park will be occupied, however the traffic impact is associated with, and has been assessed in conjunction with, those elements of the development rather than the car park itself. As a consequence, the Studio parking deck does not have any traffic impact and no transport mitigation measures were identified as being required to accompany it.
7.4.4 The widening of Warner Drive to accommodate a second filter lane would assist in managing traffic entering the WBSL site outside of the highway network by providing additional capacity within the site. The application also indicates that within the site, parking would be managed to avoid impacts outside of the site. During normal working procedures, access into the car park would be free-flowing without point of access security checks being undertaken and visitors without passes would park first and then collect a pass from the ground floor security office of the parking deck. Real time indicators on each level and along each lane of the parking deck will guide drivers to empty spaces, which will enhance traffic flow and ensure that vehicles can quickly find empty spaces to reduce waiting time within the car park. On site management will monitor entry and exit flow on a daily basis and adjust traffic routes to minimise any exiting delays and if appropriate, entry lanes can be reversed to manage peak flow. 
7.4.5 The proposed layout includes a drop off/pick up area on entry to the parking deck site which would be limited to use by taxis, postal vehicles and security personnel, and an area adjacent to the car park would be used for deliveries and servicing. The Transport Technical Note includes swept path analysis for 16.5m articulated lorries and 7.5t box vans demonstrating that such vehicles can enter and exit this area in forward gear. 

7.4.6 Highways England have no objection to the development. The Highways Officer also raised no objection to the proposal subject to conditions related to controls over works during construction and provision of swept path analysis details.

7.4.7 The Highways Officer advised that the full Transport Assessment submitted alongside the hybrid application fully considered the impact of the proposals against national and local policy and the Transport Technical Note and Design and Access Statement submitted with the current application provide a level of assessment consistent with guidance. With regard to trip generation, this was considered as part of the hybrid application and the studio parking deck would not trigger requirements for mitigation measures specified under this consent. The parking deck would not have a detrimental impact with regard to trip generation or on the operation of the highway network.

7.4.8 The Highways Officer has also commented that the configuration of the parking would allow vehicles to exit via Warner Drive or directly onto the roundabout avoiding congestion and this arrangement would be acceptable. While swept path analysis had been provided, the Highways Officer advised that those for a 16.5m articulated lorry within the site are tight and requested additional analysis to ensure that vehicles can manoeuvre safely.
7.4.9 Swept path analysis for a 16.5m rigid vehicle using the drop off area has been provided during the course of the application. While the analysis indicates a slight overrun of an exiting vehicle to the entry lane, given the very small number of vehicles likely to be using this area with most deliveries by such vehicles taking place within the site rather than at the security office, this is not considered to result in demonstrable harm.
7.4.10 Subject to conditions to require an HGV booking system during construction and that development is carried out in accordance with the submitted construction environmental management plan which addresses the construction phase issues raised by the Highways Officer, the proposal would not result in adverse impacts on the safety or operation of the highway network and would be acceptable in accordance with Core Strategy Policy CP10.
7.5 Parking

7.5.1 Core Strategy Policy CP10 also requires development to make adequate provision for all users including car and other vehicle parking. Policy DM13 and Appendix 5 of the Development Management Policies document set out parking standards.

7.5.2 As part of application 15/1852/FUL, the officer report commented in relation to parking requirements across the proposed development:

Parking standards are set out in Appendix 5 of the Development Management Policies LDD. As per original application 10/0080/FUL, film studio use with ancillary visitor attraction is considered to be a mixed Class B1/B2/D2 use, the car parking standards for which are as follows:

· Class B1 – offices/research and development/hi-tech/light industry: 1 sp per 30 sq m gfa (offices) and 1 sp per 35 sq m gfa (other business uses)

· Class B2 – general industry: 1 sp per 50 gfa

· Class D2 – assembly and leisure – entertainment/leisure: 1 sp per 22 sq m (threshold 1000 sqm below which each to be decided on own merits).

These standards may then be adjusted according to which zone the development site is located in. Warner Bros. Studios Leavesden is located within Parking Zone 4, therefore the parking requirement can be reduced by up to 25%. 

Taking a very general approach to these standards, it could be argued that the Studio itself is a B1/B2 use, equating to an average requirement of 1 space per 42.5 sq m gfa, and the Studio Tour is a D2 use. 

Disabled parking should be provided as:

· Employment use – 6 spaces plus 2% of total capacity

· Public use – 4 spaces plus 4% of total capacity

Staff parking

On the basis of the above standards the car parking requirement for the proposed new Studio facilities would be:
Total of 23,170 sqm (detailed) + 21,311 sqm (outline) = 44,481 sqm, which equates to a requirement of 1,047 additional spaces, or 785 spaces if the 25% reduction is applied.
7.5.3 The proposal would provide 2,150 spaces within levels 2-5 of the car park which would be broadly in accordance with the parameters of the 15/1852/FUL permission which restricts the car park to 2,250 spaces. In addition, parking for 489 vehicles would be retained at ground level, and there would also be additional motorcycle parking.
7.5.4 It is also noted that as part of application 15/1852/FUL, additional spaces were proposed around the site with 20 spaces around P stage, 20 at Q and R stages, 20 at L stage and 480 on the Island Site. This would result in 3,179 spaces on the site and would provide for relocation of existing overspill parking on the backlot which the agent has advised accommodates between 400 and 1,500 vehicles daily depending on activity levels. 
7.5.5 It is acknowledged that the level of parking which would be provided on the wider WBSL site as a consequence of the development is above the parking standards. However, it is also recognised that due to the nature of the film studios operation, there are occasional very busy filming days where additional people are required on site, for example as extras, and the proposal would accommodate this demand within the WBSL site, avoiding the need for overspill parking on the backlot which remains within the Green Belt and which currently takes place. It would also accommodate additional demand following completion of the redevelopment permitted under 15/1852/FUL which the agent advises would enable the studios to service four or five major films per year  requiring 2,500-3,000 spaces during busy film periods.
7.5.6 The overall level of parking provision is therefore considered appropriate in this situation and would be acceptable in accordance with relevant standards and the site circumstances, and would support the WBSL operations on the site.
7.5.7 The parking aisles have been designed to accommodate a minimum width of 6m and parking spaces are a minimum of 2.4m by 4.8m which would be in accordance with Roads in Hertfordshire Highway Design Guide and the Institution of Structural Engineers Design Recommendations for Multi-Storey and Underground Car Parks.
7.5.8 Of the proposed parking spaces, 59 are specifically indicated to be accessible spaces in close proximity to the main core entry point at ground level. Based on a total parking provision on the application site of 2,639 spaces, the requirement for accessible spaces would be 59 spaces. The proposed accessible parking provision would therefore be in accordance with standards. 

7.5.9 Although neighbours have questioned the need for the proposed level of parking on the site, the agent has advised that following completion of the wider redevelopment of the WBSL site approved under 15/1852/FUL, there would be a requirement for 2,500-3,000 spaces across the site during busy periods and the parking deck together with existing parking areas within the site will meet this requirement without the need for temporary overflow car parks or impact through parking outside of the site.

7.5.10 Appendix 5 of the Development Management Policies also sets out standards for cycle parking provision and advises that B1/B2 uses should provide 1 short-term space per 500sqm floorspace and 1 long-term space per 10 full time staff. The total floorspace permitted under application 15/1852/FUL (44,481sqm) would therefore require 89 cycle spaces. Within the ground floor level of the car park, two areas of cycle storage with space for 90 bicycles are proposed. These areas would be within secure compounds and would meet the requirement.

7.5.11 It is noted that during construction of the decked parking, displaced vehicles would temporarily be parked in the Studio Tour Extension Car Park to the west.
7.5.12 With regard to the particular circumstances of the application site, there is therefore no objection to the proposed development in relation to parking provision which would be acceptable in accordance with Core Strategy Policy CP10 and Policy DM13 and Appendix 2 of the Development Management Policies document.
7.6 Trees and Landscaping

7.6.1 Policy DM6 of the Development Management Policies document states that development proposals on sites which contain existing trees and hedgerows will be expected to retain as many trees and hedgerows as possible, particularly those of local amenity or nature conservation value and that development proposals should demonstrate that existing trees, hedgerows and woodlands will be safeguarded and managed during and after development in accordance with the relevant British Standards. Proposals should include landscaping proposals with new trees and other planting to enhance the landscape of the site and its surroundings, and should be designed in such a way as to allow trees and hedgerows to grow to maturity without causing undue problems of visibility, shading or damage. Suitable replacement planting should be proposed where the felling of a tree or removal of a hedgerow is permitted. 

7.6.2 Policy DM7 refers to landscape character, stating that the Council will require all development proposals to make a positive contribution to the surrounding landscape, and Policy CP12 states that development shall be adequately landscaped and designed to retain, enhance or improve important existing natural features; landscaping should reflect the surrounding landscape of the area and where appropriate integrate with adjoining networks of green open spaces.

7.6.3 While there are protected trees on the wider WBSL site, there are no protected trees on the application site that would be affected by the proposal. The existing site is predominantly laid as hardstanding although as part of the development there would be some alterations to the extent of hard and soft landscaping to the north east, and Warner Drive would be widened with a replacement pedestrian path to the north provided on an area of existing grass verge.
7.6.4 As part of application 15/1852/FUL, the Committee Report commented ‘In order to soften the appearance of the Studio Parking Deck it would be preferable to include some tree and shrub planting to the frontage, if possible, as well as planting above ground level such as container grown shrubs and climbers and/or trailing plants planted in the car park itself to soften any parking close to the highway in this location.’ 

7.6.5 The application is accompanied by Landscaping proposals which seek to minimise impacts of the development from publicly accessible areas, and in particular Aerodrome Way and Offord Grove. Existing mature planting is to be retained as far as possible, although an area of existing planting to the south of the site entrance would be removed. This would be replaced by new native woodland mix planting. The end of parking aisle plant beds will replicate the studio tour extension car park with hornbeam hedge and shrub planting and ornamental Pear trees, and a hornbeam hedge will be retained along the fence line with the Studio Tour and a number of lime trees will be planted in the grass verge. To the north of the studio entrance the existing planting will be retained; at present the screen consists of a Leylandii hedge along the rear garden fence of the properties along Offord Grove and a large area of native woodland mix on an earth embankment at the entrance though 30 of the existing Leylandii that are showing signs of stress will be replaced and 150 additional Leylandii will be planted alongside the existing ones to enhance the hedgerow. Over time the Leylandii hedge will grow and filter views of the decked car park. To the south of the site, there is a gas main which constrains planting along Aerodrome Way, although a number of multi-stem Birch would be planted to the west side of the gas main.
7.6.6 The Landscape Officer has reviewed the proposal and while the Landscape Officer has suggested that multi-stemmed Himilayan Birch would be more striking to the front of the scheme than the indicated Birch group, and could be interplanted with red-barked Dogwood, there is no objection to the proposed scheme and the Landscape Officer has noted that previous comments made have been taken into account. A condition on any consent would require implementation of the proposed landscaping.
7.7 Ecology

7.7.1 Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity. This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive. The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions. 
7.7.2 The protection of biodiversity and protected species is a material planning consideration in the assessment of this application in accordance with Policy CP9 of the Core Strategy, and Policy DM6 of the Development Management Policies document. National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where biodiversity may be affected prior to the determination of a planning application.

7.7.3 While there are local wildlife sites in the wider vicinity of the site, the application site is currently hardstanding with development surrounding it and as a consequence the proposal is unlikely to impact on features of biodiversity interest. 
7.7.4 Hertfordshire Ecology have commented that the majority of the site is developed land with no buildings to be demolished. The habitat to be removed is mostly rough semi-improved grassland and new tree planting which would be replaced. A similar lighting strategy should be employed to previous applications on the site and Hertfordshire Ecology have also recommended an informative on any consent with regard to breeding birds. The lighting strategy has been designed to minimise impacts outside of the development and a condition would require implementation in accordance with these details. Subject to this condition, the development would not therefore result in adverse impacts on biodiversity. 
7.8 Historic Environment

7.8.1 Policy DM3 of the Development Management Policies document advises that where an application site includes, or is considered to have the potential to include, heritage assets with archaeological interest, development proposals must be accompanied by an appropriate desk-based assessment and potentially a field evaluation.
7.8.2 As part of application 15/1852/FUL, it was noted that the archaeological record for the surrounding area is extensive, with prehistoric occupation recorded along the edge of the river floodplain from the Mesolithic period near The Grove, and a sequence of occupation that continues into the Neolithic and Bronze Age. The area is recorded as being relatively densely occupied in the Iron Age and Romano-British periods with the major Roman town of Verulamium (St Albans) only 10km to the north east.

7.8.3 However, the WBSL site has been in constant use since 1994 for filmmaking prior to which it was in use as an airfield. The site has therefore been significantly disturbed and has been subject to several phases of archaeological work. As part of application 15/1852/FUL, there was no requirement for further archaeological investigation for this area of the site and this would also not be a requirement based on the development now proposed.  
7.9 Flooding, Drainage and Contamination
7.9.1 Policy CP1 of the Core Strategy states that there is a need to avoid development in areas at risk from flooding and to minimise flood risk through the use of Sustainable Drainage Systems (SuDS). This policy also states that there is a need to manage and reduce risk of and from pollution in relation to quality of land, air and water and dealing with land contamination. Policy DM8 of the Development Management Policies LDD states that development will only be permitted where it would not be subject to unacceptable risk of flooding, and would not unacceptably exacerbate risk of flooding elsewhere, and that development must protect the quantity and quality of surface and groundwater resources from aquatic pollution and that there must be sufficient surface water drainage. Policy DM9 refers to contamination and pollution control. 
7.9.2 The submitted Flood Risk Assessment and Assessment of Existing Sustainable Drainage System (SUDS) submitted with the application indicates that risk of flooding to the site is very small, and that the proposed drainage system which includes attenuation tanks with infiltration through the base of the tanks will minimise any impact of surface water flooding with excess surface water from extreme events retained within the site. The proposals would not increase the impermeable area. The site is located within Groundwater Source Protection Zone 2 and the Drainage Strategy for the application identifies that surface water runoff from the site would pass through oil separators. 

7.9.3 Hertfordshire County Council Flood Risk Team have reviewed the submitted assessment and have raised no objection advising that the proposed drainage strategy is in line with the approved scheme under 15/1852/FUL and that the development should not significantly increase flood risk elsewhere. 
7.9.4 Conditions on any consent would require that the development is implemented in accordance with the submitted strategy and subject to this the development would not result in unacceptable flooding, drainage or contamination impacts.

7.10 Noise

7.10.1 Policy DM9 of the Development Management Policies document states that development will not be permitted where it would have an adverse impact on the acoustic environment of existing or planned development.
7.10.2 Application 15/1852/FUL was accompanied by an Acoustic Appraisal which provided an assessment of the environmental noise considerations associated with the proposals, including those relating to new building plant as well as construction and road traffic. The appraisal stated that ‘Noise surveys have been conducted to determine the indicative noise levels at the nearest residential dwellings to the site. These levels have been used to provide an indication of the operational noise criteria that new plant will need to achieve. These limits are considered achievable, but will require careful selection of low noise plant and attenuation measures to ensure that the cumulative noise of the plant relations within the limits stated by Three Rivers District Council and Watford Borough Council’.
7.10.3 A condition would therefore require that noise from any plant equipment is in line with World Health Organisation levels for domestic premises to ensure no adverse impacts on neighbouring occupiers. 

7.10.4 The proposed car park would be sited over 65m from the boundaries of neighbouring residential properties. To further reduce potential impacts on neighbours through use of the car park such as from tyre squeal or engine noise, the proposed construction would use materials which will provide solidity to the structure, absorbing ambient noise with the profile of the soffit reducing flat surfaces from which sound could reverberate. The access ramps would be enclosed which would reduce noise reverberation, and polyurethane coating to the parking decks would also reduce tyre noise with additional coatings to the top and bottom of the ramps. Given this and the separation to neighbours, it would not result in unacceptable noise or disturbance impacts on these neighbours, and the Environmental Health Officer also has no objection to the development advising that the design has been completed to reduce impact on neighbouring properties.
7.11 Air Quality

7.11.1 Policy DM9 of the Development Management Policies document states that development will not be permitted where it would have an adverse impact on air pollution levels.
7.11.2 The proposed car park would be designed to be naturally ventilated avoiding the need for mechanical ventilation and any development would need to be constructed in accordance with Building Regulation requirements. 
7.11.3 During the course of the application, an Air Quality Assessment report has been submitted which considers potential dust and air quality impacts arising from the development. This indicates that the development would have a negligible impact on local air quality, in particular with regard to the prevailing wind direction and noting that pollutant levels arising from road traffic sources falls quickly with distance from roadside locations and a rapid decline in pollutant concentrations is anticipated within 20m of a road source. As set out above, the development would be over 60m from the boundaries of the closest residential properties. Mitigation measures are recommended during construction to minimise potential dust impacts and a condition on any consent would require that the development is carried out in accordance with these recommendations.
7.11.4 The Environmental Health Officer has no objection to the development on air quality grounds. 
7.12 Lighting

7.12.1 Policy DM9 of the Development Management Policies document states that external lighting schemes should be the minimum required for public safety and security and should not have an unacceptable adverse impact on neighbouring properties, surrounding countryside, road users or wildlife.
7.12.2 The proposed lighting strategy seeks to create a safe internal environment while responding to environmental issues, minimising light pollution and mitigating direct light sources such as from headlights.

7.12.3 There would be reduced use of lighting to open and surface areas with use of high quality optical systems to control light spill and minimise environmental impact. A customised car park illumination system controlled by a lighting management system with LED technology would be utilised including illumination of the top level by aluminium totems with forward throw beams to concentrate light distribution. The Planning Supporting Statement advises that as with the wider Studio complex, the existing car park is not lit after 23.00 unless by prior arrangement due to late night filming and this would not alter. The ground level and levels 1-4 of the proposed car park would use a lighting system controlled by motion sensors from 23.00-06.00, while level 5 would not be lit after 23.00 as the existing lighting on site.
7.12.4 The glass planks to the two upper levels would diffuse any light, with headlight screens to the north and east elevations blocking any light from car headlights to mitigate any potential impact on neighbouring occupiers.
7.12.5 The Planning Supporting Statement additionally advises that signage would be used to request that spaces to the northern perimeter should be reversed into to limit any impact, and visitors likely to be on site late will be directed by signage to park in spaces furthest from the boundaries with residential properties.

7.12.6 The Environmental Health Officer has no objection to the development advising that the design has been completed to reduce impact on neighbouring properties. A condition on any consent would require that the development is carried out in accordance with the submitted Lighting Strategy and design details.

7.13 Waste and Minerals

7.13.1 Policy DM10 of the Development Management Policies LDD states that new development should reduce the amount of waste generated, including reusing materials wherever possible as part of construction. Regard should also be had to the adopted Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document 2012 as well as the National Planning Policy for Waste (2014).
7.13.2 The application is accompanied by a Site Waste Management Plan which seeks to minimise the impacts of development on the environment and advises that as much waste as practicable will be segregated on site for recycling and waste generation monitored during construction. 
7.13.3 While Hertfordshire County Council commented that the application does not refer to the submission of a Site Waste Management Plan, a plan was submitted with the application which seeks to minimise and manage waste. This was passed to the County Council however no further comments have been received. 
7.13.4 In terms of mineral matters the HCC Minerals and Waste Officer has stated that the site is located within a sand and gravel belt. However, there are unlikely to be significant mineral deposits within the site.

7.14 Sustainability

7.14.1 Policy CP1 of the Core Strategy requires all applications for new commercial development to submit an Energy and Sustainability Statement demonstrating the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals and the expected carbon emissions.

7.14.2 Policy DM4 of the Development Management Policies document states that development should produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability.

7.14.3 Application 15/1852/FUL was accompanied by an Energy Statement which indicated that policy targets across the development would be met through energy efficiency measures and use of air source heat pumps for climate control. The Sustainability and Waste Management Strategy stated that the energy strategy for the site will be developed as the designs are progressed, although initial energy modelling had been carried out for the detailed elements of the scheme which also indicated that there would be sufficient improvement over the Part L Building Regulation requirements.

7.14.4 The current application is not accompanied by a separate Energy Statement, and given the nature of the proposed development this would not be a requirement. However the submission advises that the proposed development would be designed to be as future proof as possible in terms of energy efficiency and carbon emissions through designing the building fabric and services to work as a unit. In addition, natural ventilation would be provided avoiding the need for mechanical ventilation. 
7.15 Security

7.15.1 Policy CP1 of the Core Strategy (adopted October 2011) advises that all development in Three Rivers will contribute to the sustainability of the District. This means taking into account the need to, for example promote buildings and public spaces that reduce opportunities for crime and anti-social behaviour. Policy CP12 also requires that development proposals design out opportunities for crime and anti-social behaviour through the incorporation of appropriate measures to minimise the risk of crime and create safe and attractive places.
7.15.2 The Hertfordshire Constabulary Crime Prevention Design Advisor has commented on the application advising that there would be the potential for theft from vehicles parked within the car park due to the lack of natural surveillance. While it is within the private area of the Studios, development should still incorporate measures to ensure that staff and visitors feel safe at all times using the car park. While the Design and Access Statement refers to measures such as lighting and design to create a safe internal environment, limited details are currently available, however the Crime Prevention Design Advisor has provided specific guidance as to the design of the car park and CCTV system to deter against crime, and this would be included as an informative on any consent. 

7.16 Infrastructure

7.16.1 Core Strategy Policy CP8 requires development to make adequate contribution to infrastructure and services. The Three Rivers Community Infrastructure Levy was adopted in February 2015 and came into force on 1 April 2015. However the charge per sqm of the proposed development is £NIL.

7.16.2 It is noted that application 15/1852/FUL was supported by a Section 106 agreement which includes obligations around the operation of the Studios site.
7.17 Summary

7.17.1 Subject to conditions, the proposed development would not result in significant adverse impact on the character or appearance of the area resulting in harm justifying refusal of consent, would not adversely affect neighbouring residential amenity, highway safety, trees, biodiversity, cause contamination or flooding. With regard to the site specific circumstances the level of parking proposed is considered acceptable and the development would support the WBSL operations on the site and the development would therefore be acceptable in accordance with relevant policies.
8.
Recommendation
8.1
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: 
224401AW/001 (Location Plan), 224401AW/1/PL/001/A (Landscape Plan), 1279/PL/1000, 1279/PL/1001, 1279/PL/1002 Rev A, 1279/PL/1003 Rev A, 1279/PL/1004 Rev A, 1279/PL/1005 Rev A, 1279/PL/1006 Rev A, 1279/PL/1007 Rev A, 1279/PL/1008 Rev A, 1279/PL/1009 Rev A, 1279/PL/1010 Rev A, 1279/PL/1011, 1279/PL/1012 Rev A, 1279/PL/1013, 1279/PL/1014 Rev A, 1279/PL/1015, 1279/PL/1016


Reason: For the avoidance of doubt, in the interests of the amenities of the locality and residential amenity and in the proper interests of planning in accordance with Policies PSP2, CP1, CP6, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA8 of the Site Allocations LDD (adopted November 2014). 


C3
The development hereby permitted shall not be constructed other than in the materials as have been approved in writing by the Local Planning Authority as shown on the approved plans, 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 development hereby permitted shall not be occupied until headlight screening panels have been provided to the north and east elevations of levels 1 – 5 in accordance with the details shown on approved plan 1279/PL/1014 Rev A and the panels shall be maintained permanently as such thereafter.

Reason: In the interests of the amenity of nearby residential 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
The development hereby permitted shall be carried out in accordance with the approved Flood Risk Assessment and Assessment of Existing Sustainable Urban Drainage System (SUDS) report (prepared by Quattro Consult dated November 2016) and mitigation measures shall be fully implemented prior to first occupation of the development hereby permitted. 
Reason: To prevent flooding by ensuring the satisfactory storage of and disposal of surface water from the site in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).


C6
The hard and soft landscaping scheme shown on approved plan number 224401AW/1/PL/001/A (Landscape Plan) shall be carried out and completed prior to the first use of the studio parking deck. 

All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed in writing by the Local Planning Authority prior to occupation 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: In the interests of visual amenity in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C7
All plant, machinery and equipment installed or operated in connection with the development shall be so enclosed and/or attenuated so that noise therefrom does not exceed a level of 45 dB(A) during the day and 30 dB(A) during the night when measured at a distance of 1 metre away from the boundary of the site. There shall be no amplified sounds (other than those required for reasons of health and safety) which are audible outside the site boundary.

Reason: To ensure that nearby residential properties are not subjected to excessive noise and disturbance having regard to Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C8
All existing external lighting shall be operated in accordance with details previously approved by the Local Planning Authority. Lighting to the development hereby permitted shall be implemented and maintained in accordance with the Lighting Strategy (prepared by dn-a, January 2017) and lighting design details within the Design and Access Statement (December 2016) forming part of the application with regard to the position, height, design, intensity and time restrictions on the lighting, with lighting to level 5 switched off between 23.00 and 06.00 hours. The lighting shall be installed and operated thereafter in accordance with the approved details.

Reason: In the interests of visual amenity, residential amenity and biodiversity in accordance with Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6 and DM9 of the Development Management Policies LDD (adopted July 2013).

C9
The internal road and car parking layout shall be constructed and maintained as shown on the approved plans and in accordance with the proposed construction details prior to occupation of the development hereby permitted. The number of car parking spaces hereby approved shall not exceed a total number of 2,639 spaces, as follows:

2,150 in the Studio Parking Deck levels 1-5
489 at surface level

The parking spaces approved shall only be used by staff and visitors in connection with the main Film Studio buildings and shall not be used by members of the public at any time. 
Reason: To ensure future control of the site 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).

C10
Provision for the secure storage of bicycles shall be made in accordance with the approved plans prior to first occupation of the development hereby permitted. The bicycle storage arrangements shall be carried out as approved and retained thereafter. 

Reason: To ensure that secure bicycle storage facilities are provided to encourage use of sustainable modes of travel 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).

C11
All site works shall be carried out in accordance with the recommendations in Section 7 of the Contamination Assessment (Ramboll Environ, September 2015) submitted as part of application 15/1852/FUL. No piling or any other foundation designs using penetrative methods shall be undertaken other than with the written consent of the Local Planning Authority, which may be given where it has been demonstrated that there is no resultant unacceptable risk to groundwater. The development shall be carried out in accordance with the approved details. 
Reason: To protect the water environment, including groundwater, 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).
C12
The development hereby permitted shall be carried out in accordance with the approved Construction Environmental Management Plan (December 2016) throughout the period of works.


Reason: In the interests of the local environment and highway safety in accordance with Policies CP1, CP9 and CP10 of the Core Strategy (adopted October 2011) and Policies DM6, DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

C13
For the duration of the development works hereby permitted, an HGV booking system shall be provided to manage the arrival and departure of HGVs to and from the site. 


Reason: In the interests of the local environment and highway safety in accordance with Policies CP1, CP9 and CP10 of the Core Strategy (adopted October 2011) and Policies DM6, DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

C14
The development hereby permitted shall be operated and managed in accordance with the approved details and the approved Operational Management Plan (December 2016) submitted with the application.


Reason: In the interests of the local environment, residential amenity and highway safety in accordance with Policies CP1, CP9 and CP10 of the Core Strategy (adopted October 2011) and Policies DM6, DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

C15
The development hereby permitted shall be carried out in accordance with the Site Waste Management Plan (December 2016) submitted with the application.


Reason: In the interests of the local environment and sustainability in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).
C16
The development hereby permitted shall be carried out in accordance with the Air Quality Assessment (prepared by Entran Limited, February 2017) submitted with the application.


Reason: In the interests of the local environment and sustainability in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

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.

Care should be taken during the building works hereby approved to ensure no damage occurs to the verge or footpaths during construction. Vehicles delivering materials to this development shall not override or cause damage to the public footway. Any damage will require to be made good to the satisfaction of the Council and at the applicant's expense.

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 reminded that, 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 Hertfordshire Constabulary Crime Prevention and Design Advisor has provided the following guidance for operation of the development hereby permitted:

Design against crime for Multi-Story car parks (MSCP): Such elements to design against crime for MSCP are:
a. Able to be closed off overnight for when the site is shut down. For this site this could be achieved by a barrier at the vehicle entrance off the access road?

b. Lighting to the appropriate British Standard levels for ramps, parking decks, pedestrian stair cores, pedestrian entrances and vehicle entrances.

c. Ceilings painted white to help reflect light. 

d. Columns and blank walls painted white (with bottom .5m painted grey or black so exhaust fumes do not visibly mark the walls), so users can see anything moving easier against a light background. 

e. Pedestrian routes and crossing points painted or clearly marked on roadway surfaces, for protection of pedestrians.

f. CCTV cameras to cover:

i. All vehicle entrances and exits so number plates of vehicles can be read

ii. All pedestrian entrance and exit points

iii. All stair cores and lift entrances

iv. All parking decks to a general observation standard

v. All cycle parking areas

vi. Entrances to toilet facilities 
For the CCTV to be able to be monitored in the security office by the security staff.
For the CCTV system:
i. Such CCTV recording medium must be a DVD best quality digital system that records for a minimum of 31 days before overwriting; the recording system that will be installed has its own software for playing back the CCTV on the DVD disk (that software needs to go on each playback disc, so that it is possible to replay the disc immediately). That CCTV cameras record at a minimum frame rate of 8 frames per second (FPS) or higher. Whilst the minimum frame rate of 8 frames per second is quoted, it may need to be higher to capture driving through the field of view (FOV) of the camera at the vehicle entrance and exit and may need to increase to 12 FPS. 
ii. The CCTV system should have a clock and date that are displayed on any clip viewed. The system clock and date should be set correctly and maintained (taking account of GMT and BST). When images are downloaded onto a disc or other medium for police purposes, it needs to be with the time and date integral to the relevant picture.
iii. The CCTV storage system should be operated and recorded pictures retained in a secure area.
iv. The playback software should have: variable speed control including frame by frame, forward and reverse viewing; be able to display single and multiple cameras and maintain aspect ratio (i.e., the same relative height and width); be able to display a single camera at full resolution; permit the recording from each camera to be searched by time and date. 

I6
The applicant is advised that Advertisement Consent is likely to be required for the proposed signage within the site.

I7
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.
