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  16/2741/FUL - Redevelopment of the site to provide 40 residential dwellings in three apartment blocks, with Block 1 and Block 2 extending to four storeys in height, and Block 3 extending to three storeys in height with associated underground car parking, private and communal amenity space, refuse and cycle storage. Creation of second access off Eastbury Avenue at FORMER POCKLINGTON HOUSE EASTBURY AVENUE, NORTHWOOD, MIDDLESEX, HA6 3LN for Thomas Pocklington Trust Limited


 (
(DCES)

	Parish:  Non-Parished  
	Ward:    Moor Park and Eastbury  

	Expiry Statutory Period:    17 March 2017  
	Officer:    Joanna Bowyer  

	
	

	Recommendation: Approval subject to conditions

	

	This application is brought before the Committee at the request of three Committee Members.


1.
Relevant Planning History
1.1
8/561/87 - Staff Accommodation Block - Permitted 03.12.87.

1.2
8/524/88 - Staff Bungalow - Permitted 07.07.88.

1.3
8/710/89 - Internal alterations and alterations to three windows (Section 53 determination) - Planning Permission Not Required 03.10.89.

1.4
8/808/91 - Lower ground & ground floor rear extension - Permitted 23.01.92.

1.5
8/406/92 - Part lower ground and ground floor extension - Permitted 23.07.92.

1.6
94/855/8 - Erection of garden shelter - Permitted 26.01.95.

1.7
99/01945/FUL - Conversion of bathrooms to bedsitting flat and alterations - Permitted 01.10.99.

1.8
07/1679/FUL - Erection of a detached single storey temporary nursing unit to front of west wing for 12 months to allow defective services to be replaced - Withdrawn 23.10.07.

1.9
09/0141/FUL - Change of use of residents lounge area to respite care room within residential care home - Permitted 02.04.09.

1.10
13/1457/PDND - Prior Notification of Demolition: Demolition of 3 storey flats, residential bungalow and section of garages – Permitted 30.08.13, implemented.

1.11
14/1721/PREAPP - Redevelopment of site for 66 flats in three blocks – Closed 11.09.14.

1.12
15/1054/PREAPP - Redevelopment of site for 33 private residential units and 13 affordable residential units in three blocks and for one single detached dwelling – Closed 07.07.15.

1.13
16/0237/FUL - Redevelopment of the site to provide 40 residential dwellings in three apartment blocks extending to four storeys in height with associated underground car parking, private and communal amenity space, refuse and cycle storage. Creation of second access off Eastbury Avenue – Refused 09.05.16 for the following reason:

R1
The scale, siting and design of the proposed development; the limited separation provided between Block 3 and neighbours to the rear; and the layout, extent and siting of the proposed parking to the rear of Block 3 would result in an overbearing, overdominant and unneighbourly form of development, and in overlooking and noise and disturbance to the neighbours at 19 and 21 Mount View to the detriment of the residential amenities of the occupiers of these dwellings. The development would therefore be contrary to Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

2.
Site Description

2.1 The application site has an area of approximately 14,000sqm and is located at the junction of Eastbury Avenue and Watford Road, Northwood. The site is to the south side of Eastbury Avenue and has a frontage of 220m to this road. At the west, the site has a depth of 51.5m although the site increases in depth towards the east such that the east boundary of the site with Watford Road has a frontage of 105m.

2.2 The site formerly accommodated Pocklington House residential home for the blind and partially sighted, which consisted of a flat roofed three storey residential block with ancillary offices and staff accommodation and a detached bungalow at the western part of the site. These structures have now been demolished following approval of Prior Notification of Proposed Demolition application reference 13/1457/PDND.

2.3 The western part of the site which was formerly occupied by Pocklington House with a total area of approximately 6,300sqm is identified as an allocated housing site (reference H(23)) with an indicative capacity of 30 dwellings in the Site Allocations document.

2.4 Land levels fall generally towards the west but appear to have been altered to the eastern part of the allocated site following demolition of Pocklington House.

2.5 The western part of the site includes a number of individual trees protected by Tree Preservation order TPO113, while the eastern part of the site consists of dense tree cover extending up to the boundary with Watford Road which is protected by a woodland Tree Preservation Order (TPO113).

2.6 Eastbury Avenue in the vicinity of the site is generally characterised by a mix of detached dwellings and flatted blocks of varied designs. Watford Road is characterised by detached dwellings and the east side of Watford Road forms the boundary of the Frith Wood Conservation Area. To the north west of the site are Markab Road and Atria Road which are characterised by semi-detached dwellings finished in red brick, and to the north east is Woodhouse Eaves, a residential cul-de-sac with detached dwellings closest to the junction of this road Eastbury Avenue.
2.7 Latimer Place to the west of the site is a three storey block of flats with roof level accommodation which includes flank glazing facing the application site and underground parking. The treatment to this boundary consists of vegetation. To the south, the western part of the site adjoins the rear gardens of detached dwellings on Mountview, and the Erskine Hall care home east of these dwellings. This boundary is formed by close boarded fencing approximately 2m high and vegetation.

3.
Description of Proposed Development

3.1 This application seeks full planning permission for redevelopment of the site to provide 40 flats within three apartment blocks, with Block 1 and Block 2 extending to four storeys in height, and Block 3 extending to three storeys in height, with associated underground car parking, private and communal amenity space, refuse and cycle storage. A second access off Eastbury Avenue would also be created.

3.2 The three flatted blocks would be located at the western part of the site with the eastern part of the site retained as woodland. The development would provide 22 one-bedroom flats, 16 two-bedroom flats and two three-bedroom flats as summarised in Table 1.
Table 1: Accommodation Schedule

	
	
	1 bedroom flats
	2 bedroom flats
	3 bedroom flats
	Total

	Block 1
	Ground Floor
	3
	1
	
	4

	
	First Floor
	2
	2
	
	4

	
	Second Floor
	2
	2
	
	4

	
	Third Floor
	1
	1
	
	2

	
	Total
	8
	6
	
	14

	Block 2
	Ground Floor
	3
	1
	
	4

	
	First Floor
	2
	2
	
	4

	
	Second Floor
	2
	2
	
	4

	
	Third Floor
	2
	
	
	2

	
	Total
	9
	5
	
	14

	Block 3
	Ground Floor
	3
	1
	
	4

	
	First Floor
	1
	2
	1
	4

	
	Second Floor
	1
	2
	1
	4

	
	Total
	5
	5
	2
	12

	Total


	22
	16
	2
	40


3.3 The existing access to the site would be retained and 30m to the east of this and approximately 20m from the west boundary of the site with Latimer Place a new vehicular access 11m wide is proposed.
3.4 Block 3 would be closest to the west boundary of the site, set between 12-13.5m from this boundary. It would be set approximately 15-18m from the boundary with Eastbury Avenue and at least 18m from the rear boundary of the site. It would have a generally rectangular footprint with a width of 23.8m and a depth of up to 16.8m at ground floor level. It would be three storeys in height and up to 9m in height for the most part although there would be a section up to 9.9m high at the east. The roof forms would be flat. 

3.5 Block 2 would be set 8-9m to the east of Block 3 and would be positioned slightly forward to be set 15-16m from Eastbury Avenue and 20m from the rear boundary of the site at ground floor level. It would have a slightly staggered footprint with a maximum width of 20.5m and depth of 18m at ground floor level, although there would also be projecting balconies to the front and east flank at first and second floor levels. It would be four storeys and up to 11m in height for the most part although there would be a small 11.8m high section at the east over the lift core, with the third floor level inset from the edges of the roof. The roof forms would be flat, including a green roof to the rear part of the roof over the second floor level. 
3.6 Block 1 would be set 8.5m to the east of Block 2 and would be positioned slightly forward again to be set back 9-12m from Eastbury Avenue and 24-26m from the rear boundary of the site at ground floor level. It would have a stepped footprint, reducing in width towards the rear with a maximum width of 22.3m and depth of 17.9m at ground floor level although there would also be projecting balconies to the front and east flank at first and second floor levels. It would be of like design to Block 2, four storeys and up to 11m in height for the most part although there would be a small 11.8m high section at the east over the lift core, with the third floor level inset from the edges of the roof. The roof forms would be flat, including a green roof to the rear part of the roof over the second floor level.
3.7 Basement parking for 71 vehicles would be provided beneath the Blocks with a shared access ramp from the Eastbury Avenue vehicular access sited between Blocks 1 and 2. The basement would be beneath Blocks 1 and 2, and part of Block 3 and would extend further to the rear and east up to a width of 90m and depth of 36m. The basement would also accommodate storage and cycle storage and internal access to each block. 
3.8 To the frontage of Blocks 1 and 2 would be access and hardstanding and bin stores would be provided. Vehicle turning and access with three parking spaces would be provided to the front of Block 3, and there would be a cycle store to the west of the block and a bin store adjacent to the access road. Amenity space would be provided to the rear and south east of the blocks. 

3.9 There would be alterations to reduce the current site land levels to set the blocks into this level. The roof forms of Blocks 1 to 3 would step down towards the south west reflecting the land levels across the site.

3.10 There would be fenestration to all elevations of the blocks. The materials proposed are facing brick and render with metal cladding detailing, and metal cladding to the third floor levels of Blocks 1 and 2. 

3.11 Amended plans submitted during the course of the application have altered the allocation of parking between the blocks and have reduced glazing to the rear of Block 3.

3.12 The application is accompanied by:

· Design and Access Statement
· Planning Statement

· Transport Statement

· Arboricultural Implications Report
· Flood Risk Assessment and Preliminary Drainage Strategy

· Energy Statement
· Sustainability Statement

· Viability Assessment Report.
4.
Consultation
4.1
Statutory   Consultation 
4.1.1 Affinity Water [no objection]: Thank you for notification of the above planning application. Planning applications are referred to us where our input on issues relating to water quality or quantity may be required.

You should be aware that the proposed development site is located close to or within an Environment Agency defined groundwater Source Protection Zone (GPZ) corresponding to Northwood Pumping Station. This is a public water supply, comprising a number of Chalk abstraction boreholes, operated by Affinity Water Ltd.

The construction works and operation of the proposed development site should be done in accordance with the relevant British Standards and Best Management Practices, thereby significantly reducing the groundwater pollution risk. It should be noted that the construction works may exacerbate any existing pollution. If any pollution is found at the sites then the appropriate monitoring and remediation methods will need to be undertaken.

For further information we refer you to CIRIA Publication C532 "Control of water pollution from construction - guidance for consultants and contractors".

4.1.2 Conservation Officer: No response received.
4.1.3 Economic and Sustainable Development Officer: No response received.
4.1.4 Environmental Protection: No response received.
4.1.5 Hertfordshire and Middlesex Wildlife Trust: No response received.
4.1.6 Hertfordshire Constabulary Crime Prevention Design Advisor [Advice given and clarification sought]: 
1. Underground / Basement Car Park:  
a. I could not see any electrically operated gates / roller shutter on the basement parking plan.  If this basement parking were not secure I would wish to formally object. Reason being that any basement parking area left insecure attracts crime. 


b. So residents do not have a fear of crime the basement parking area must be secure and to SBD standards.  I would expect the following to be incorporated:

i. The shutters should start to close within 5 seconds of vehicles leaving or entering the basement parking area, so as to prevent unauthorised persons tailgating into the parking area or on foot sneaking into the parking area when a vehicle leaves.  The sensor that detects motion to close the gate should also be mounted on the inside of the gates to prevent tampering by offenders.

ii. Painting the walls and ceiling white of the underground car parking area can greatly aid the use of CCTV and provide good even lighting which reduces the fear of crime. The bottom 0.5m can be back or grey so exhaust fumes of vehicles do not mark a white wall.

iii. Lighting levels should be to the appropriate British Standard.

iv. Because of the lack of natural surveillance and the large size of the of the basement parking area, it will need to be covered by CCTV, especially the cycle parking area which is hidden away.  

v. Stair cores from the parking area to the residential blocks should be secure with doors to BS Pas 24:2012 with access control which only residents can use these doors to gain access.  This is to prevent offenders forcing open these doors if they are able to tailgate their way into the basement parking area. 


2. Postal access:  Tradesmans Buttons are no longer allowed on SBD developments as offenders use these to gain access to blocks of flats and break into them during the day (even in the mornings).  Postal access should be planned and I would expect this to be planned even if it is giving an access fob to the local Post office for their access. 

3. Defensible Space: The flats at ground floor level will need some defensible space created to stop persons coming up to the windows and looking through, and also so that in hot summers residents can open their windows.  I would expect this to be done by creating balcony areas in front of the ground floor French doors and planting under the ground floor windows?

4. Physical Security – ADQ and SBD – Informative:
All developments granted planning permission after 1st October 2016 have to  comply with building Regulation ‘Approved Document Q: Security’ to ‘Prevent Unauthorised Access’.  This applies to any “dwelling and any part of a building from which access can be gained to a flat within the building”.  Performance requirements apply to easily accessible doors and windows that provide access in any of the following circumstances:

i. Into a dwelling from outside

ii. Into parts of a building containing flats from outside

iii. Into a flat from the common parts of the building

Achieving the Secured by Design (SBD) award meets the requirements of Approved Document Q (ADQ), and there is no charge for applying for the Secured by Design award.
  
Further details are available from Hertfordshire Police Crime Prevention Design Advisors at 01707-355226.

I would ask that if permission is granted, the above information is passed on to the applicant by way of informative.
I hope the above is of use to you in your deliberations and will help the development achieve that 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.

4.1.7 Hertfordshire County Council Archaeology [no objection]: The proposed development is quite large in scale with potential for considerable ground disturbance, however it lies mainly within the footprint of the former Pocklington House.  Also there is little reason to believe that the area is one of particular archaeological significance.

Therefore, in this instance, I consider that the development is unlikely to have a significant impact on heritage assets of archaeological interest, and I have no comment to make upon the proposal.

4.1.8 Hertfordshire County Council Flood Risk and Water Management [no objection, conditions requested]: In response to the information provided by Ardent reference w170-01A dated August 2016 in support of the above application, we can confirm that we the Lead Local Flood Authority have no objection in principle on flood risk grounds.
The proposed drainage strategy is based on attenuation and discharge into combined sewer. We note that there are no surface water sewers or watercourses in the vicinity and infiltration is unlikely due to underlying geology and perched water on surface observed at the site. We acknowledge that Thames Water has been contacted and have confirmed in principle of maintaining the existing discharge connection into foul sewer. 

We acknowledge the use of attenuation tanks, shallow landscaped area and permeable paving to attenuate surface water before discharge into the foul sewer.

We therefore recommend the following condition to the LPA should planning permission be granted.

LLFA position

Condition 

The development permitted by this planning permission shall be carried out in accordance with the approved drainage strategy report carried out by Ardent reference w170-01A dated August 2016 and the following mitigation measures detailed within the FRA:

1. Limiting the surface water run-off rates to 5l/s with discharge into the public foul water sewer.

2. Implementing appropriate SuDS measures as shown on drawing no. W170-001 dated January 2016.

3. Provide a minimum storage volume of 226m3 to ensure no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change event.

Reason

1. To prevent flooding by ensuring the satisfactory storage of and disposal of surface water from the site.

2. To reduce the risk of flooding to the proposed development and future occupants.

Condition 2
No development shall take place until a detailed surface water drainage scheme for the site, based on sustainable drainage principles and an assessment of the hydrological and hydro- geological context of the development has been submitted to and approved in writing by the local planning authority. The drainage strategy should demonstrate the surface water run-off generated up to and including the 1 in 100 year + 40% for climate change critical storm will not exceed the run-off from the undeveloped site following the corresponding rainfall event. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 

The scheme shall also include:

1. Detailed engineered drawings of the proposed SuDS features including their size, volume, depth and any inlet and outlet features including any connecting pipe runs.

2. Detailed surface water run-off and volume calculations and modelling for 1:100 year (+40% CC) are required within the surface water drainage assessment, which ensures that the site has the capacity to accommodate all rainfall events up to 1:100 year (+40% CC). 
Reason
To prevent the increased risk of flooding, both on and off site

Informative to the LPA
The applicant will need to satisfy the LPA that the proposed drainage scheme can be adopted and maintained for its lifetime by providing a maintenance plan, detailing key operations and management.

Please note if the LPA decide to grant planning we wished to be notified for our records.

For further guidance on HCC’s policies on SuDS, HCC Developers Guide and Checklist and links to national policy and industry best practice guidance please refer to our surface water drainage webpage 

http://www.hertfordshire.gov.uk/services/envplan/water/floods/surfacewaterdrainage/ 

4.1.9 Hertfordshire County Council Highways [no objection subject to conditions]: 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: 
Condition-1: Access: Prior to the commencement of the development hereby permitted, full details of the access width demonstrating it is a minimum of 4.1m, shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.

Condition-2: Provision of Visibility Splays ' Dimensioned in Condition: Prior to the first occupation of the development hereby permitted (or Prior to the commencement of the use hereby permitted) a visibility splay measuring 2.4 x 43 metres shall be provided to each side of the access where it meets the highway and such splays shall thereafter be maintained at all times free from any obstruction between 600mm and 2m above the level of the adjacent highway carriageway.

Condition-3: Provision of Parking and Servicing Areas ' When Shown on Plan Prior to the first occupation of the development hereby permitted (or Prior to the commencement of the use hereby permitted) the proposed access /on-site car parking shall be laid out, demarcated, levelled, surfaced and drained in accordance with the approved plan and retained thereafter available for that specific use.

Condition-4: Safety Audits: Prior to the commencement of the development hereby permitted a Stage 1 Road Safety Audit, for the proposed highway improvements and access junction shall be completed and submitted for approval by the Highway Authority. Reason: In the interests of highway safety.

Conditon-5: Condition (construction management plan): The development shall not begin until full details of all proposed construction vehicle access, movements, parking arrangements, dust control and wheel washing facilities have been submitted to and approved in writing by the Local Planning Authority. The relevant details should be submitted in the form of a Construction Management Plan and the approved details shall be implemented throughout the construction programme. Reason;- To minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

Condition-6: S278 Agreement Any works within the highway boundary (including alterations to the footway and the proposed site access) will need to be secured and approved via a s278 Agreement with the HCC. 

Description of the Proposal: The comments of The County Highway Authority have been sought by the Three Rivers District Council (TRDC) regarding the above application. The proposed development is located at Eastbury Avenue in Northwood. Eastbury Avenue is an unclassified road 'U' and it has the title of local access (L2) in the road hierarchy. Vehicle speeds past this site are limited to 30 mph. The proposal is for constructing 40 residential dwelling in three separate blocks. Block 1: 8x1 bed units and 6x2 bed units = 14 units Block 2: 9x1 bed units and 5x2 bed units= 14 units Block 3: 5x1 bed units, 5x2 bed units and 2x3 bed units= 12 units The site is currently vacant. However, it was previously used as a care home for a maximum of 35 residents.

Planning History: In September 2014 the applicant submitted a proposal for pre-application advice for the development of 66 flats in three blocks on the site. In response to the pre-application proposal, HCC provided the following comments: ' Further information on the proposed vehicle access was required to justify that they were safe options ' Further information on the accessibility of the site is required ' A Travel Plan will be required for the proposal Analysis: Both a Transport Statement and a Design and Access Statement have been submitted with the application. This level of assessment is consistent with the guidance provided in Roads in Hertfordshire highway design guide 3rd edition. 

Trip Generation Existing Trip Generation: The site is currently vacant. However, it was historically used as a care home for 35 residents. The applicant has undertaken a TRICS assessment to determine the likely vehicle trip rates for the historic land use. TS applied the above trip rates to the 35 bed car home, resulting in the following outputs: ' AM Peak: 3 (arrivals), 4 (departures), 7 (2-way) ' PM Peak: 2 (arrivals), 3 (departures), 5 (2-way) Proposed Trip Generation: The applicant has undertaken an assessment of the likely trip generation being undertaken for the residential properties using the industry standard TRICS trip rate database. Based on a development of 40 residential dwellings for the site the following trips generation was predicted: ' AM Peak: 6 (arrivals), 12 (departures), 18 (two-way) ' PM Peak: 11 (arrivals), 6 (departures), 17 (two-way) Based on the TRICS assessment undertaken, the trip generation for the residential development shows an increase in two-way trips from 7 to 18 in the AM Peak hour and from 5 to 17 in the PM Peak hour. This proposed trip generation analysis is considered to be acceptable.

Impact on Highway Network Road Safety: The TS does not provide any assessment of collision data within the vicinity of the site or at key junctions. Personal Injury Accident data should be requested for the last five years in order to ascertain if there are any safety issues that may be exacerbated by the trips generated by the development. Traffic and Accident data can be obtained from Antony Oldridge on 01992 658339, antony.oldridge@hertfordshire.gov.uk. 

Highway Layout: Vehicle Access: The development has an existing access off Eastbury Avenue. The applicant proposes to maintain the existing access arrangement and also proposes an additional access approximately 30m west of the existing access on Eastbury Avenue. It is not clear from the site layout the width of the access. The Roads in Hertfordshire: Highway Design Guide 3rd edition states that a shared access requires a minimum width of 4.1m. Additionally, a Stage 1 Safety Audit will be required for the proposed access. Any works within the highway boundary (including alterations to the footway and the proposed site access) will need to be secured and approved via a s278 Agreement with the HCC.

Visibility: The applicant has provided a visibility splay of the site access which indicates a visibility splay 2.4m x 43m. This is in accordance with Roads in Hertfordshire Highway Design Guide 3rd edition and Manual for Streets. Servicing and Delivery: The applicant proposes refuse collection for Blocks 1 and 2 to be via kerbside along Eastbury Avenue. The applicant proposes that Block 3 will be serviced from within the site. The applicant has provided a swept path assessment indicating that a 9.86m long refuse vehicle can manoeuvre within the site and enter and exit onto the highway in a forward gear. The proposed servicing arrangement is considered acceptable.

Car Parking Vehicle Parking Provision: The applicant proposes to provide a total of 74 car spaces for the proposal. Three Rivers District's Policy DM13 dictates the following maximum parking requirements: ' 1.75 car parking spaces per dwelling for 1 bed-dwellings; and, ' 2 car parking spaces per dwelling for 2 bed-dwellings. It will be the responsibility of the LPA to determine the acceptability of the vehicle parking provision. 

Cycle Parking: The applicant proposes to provide 22 cycle parking spaces. This consistent with the Three Rivers District cycle parking standards. However, will be the responsibility of the LPA to determine the acceptability of the cycle parking provision.

Conclusion: The highway authority has considered that the intensification of use associated with this development proposal is likely to generate some additional trips which would not have significant impacts on safety and operation of adjoining highway networks. Therefore, the highway authority has no objection to the development proposal following the above mentioned conditions 

4.1.10 Hertfordshire County Council Property [no objection]: Herts Property Services do not have any comments to make in relation to financial contributions required by the Toolkit, as this development is situated within Three Rivers' CIL Area A and does not fall within any of the CIL Reg123 exclusions.  Notwithstanding this, we reserve the right to seek Community Infrastructure Levy contributions towards the provision of infrastructure as outlined in your R123 List through the appropriate channels.

We would note that, based on the information to date, it is anticipated this proposal would result in the need to accommodate the following additional residents:

Primary Education - approximately 2.5 additional children at peak and 1.2 children as a long term average (Toolkit application £18,609)

Secondary Education -  approximately 0.8 additional children at peak and 0.8 children as a long term average (Toolkit application £11,889)

Nursery Education - approximately 0.48 additional children at peak and 0.19 children as a long term average (Toolkit application £4,527)

Childcare - approximately 1.3 additional children (Toolkit application £1,315)

Youth - approximately 1.2 additional young people (Toolkit application £366)

Library - approximately 60.4 additional people (Toolkit application £4,138)

4.1.11 Hertfordshire County Council Waste and Minerals [no objection, advice given]: I am writing in response to the above planning application insofar as it raises issues in connection with minerals or waste matters. Should the District Council be minded to permit this application, a number of detailed matters should be given careful consideration. 
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
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. 
The Sustainability Statement states that construction waste has been considered in terms of reducing waste by contractors and from the construction process, in addition to the occupation of the properties. It is positive that the measures to be implemented through a SWMP are already set out within the Sustainability Statement.
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. 
4.1.12 Hertfordshire Ecology [no objection, condition requested]: Hertfordshire Ecology (HE) commented on a similar application from this address in February 2016. In that response HE commented on the lack of necessary detail regarding positive outcomes for ecology/biodiversity in both the Design and Access Statement (DAS) and the Ecological Report. As the Ecological Report from 2015 is either not available on the planning portal, or the applicant has failed to resubmit it, I can only assume that this has not changed. The DAS has however changed, although ecology is only very briefly mentioned on P32. 
HE’s previous concerns regarding the two mature oak tree are no longer relevant as they are now to be retained. However to enable the LPA to meet the expectations of the NPPF to secure a biodiversity gain, I will re-iterate HE’s recommendation for the following Condition to be attached to planning consent. 
No development shall take place until a landscaping and mitigation plan that adopts the measures described in the submitted Ecological Report (AA Environmental, April 2015) has been submitted to and approved in writing by the local planning authority. This shall include, but not be limited to the: 
a) Purpose and biodiversity objectives for the proposed works; 
b) Detailed designs and/or working methods necessary to achieve these objectives; 
c) Extent and location of proposed works shown on appropriate scale plans; 
d) Timetable for implementation; 
e) Persons responsible for implementing the works; 
f) Details of initial aftercare and long-term maintenance;

These works shall be carried out strictly in accordance with the approved details and all features shall be retained in that manner thereafter.
4.1.13 Hertfordshire Fire and Rescue [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. 
The comments made by this Fire Authority do not prejudice any further requirements that may be necessary to comply with the Building Regulations.
4.1.14 Housing Development Officer [no objection, advice given]: Policy CP4 of the Adopted Core Strategy requires 45% of new housing to be provided as Affordable Housing, unless it can be clearly demonstrated with financial evidence that this is not viable. As a guide the tenure split should be 70% social rented and 30% intermediate. 
Policy CP3 of the adopted Core Strategy (2011) sets out the proportions that should form the basis for housing mix in development proposals submitted to Three Rivers District Council. Proposals should broadly be for 30% 1-bed units, 35% 2-bed units, 34% 3-bed units and 1% 4+ bed units. However, identified need for affordable housing suggests the following preferred mix: 22% 1-bed units, 50% 2-bed units, 24% 3 bed units and 4% 4 + bed units.  
The application submitted states that affordable housing is unviable; therefore this will have to be ascertained by an independent source.  
4.1.15 Landscape Officer [no objection subject to conditions]: I hold no objections to the proposal and my comments are the same that were made on 16/0237/FUL.
An Arboricultural report by Simon Jones Associate, dated September 2016 has been provided. This report has been carried out to British Standard 5837: 2012 Trees in relation to design, demolition and construction - Recommendations. I concur with the findings and classifications within the report.
The drawing no: SJA TPP 14010-03 showing the tree protection plan will suffice as a condition.
4.1.16 Leisure Officer [no objection, recommendations made]: After full consideration of all of the documents relating to the above planning application, please note the following comments:
· There are no clear plans for leisure facilities. Recommendation for a development of this size is to include leisure facilities or features in the plans. These could include landscaped relaxation areas, play areas, trim trail or any other feature that enhances the health and wellbeing of the residents. 

· Particular attention should be given to DDA compliant access to any leisure areas including pathways, seating and equipment.

· Where leisure provision is made by the developers, design advice should be sought from Three Rivers Leisure team. 

· Please consider vehicle access for maintenance of any leisure areas.

· Operator signs for any leisure areas will need to be included for reporting of maintenance or reparation issues.

· A full Risk assessment of any leisure equipment should be considered.

· A RoSPA report or assessment should take place of any proposed play and/or leisure equipment.

· Provision for the on-going maintenance of any leisure facilities should be detailed, particularly if it the developer plans to formally hand over to the leisure facility to the Parish Council or Three Rivers District Council.  

These comments are given to help the development achieve the aims of Three Rivers District Council’s Local and Strategic plans and National Policy Framework sections detailed below:

· Achieving Sustainable Development paragraph 6-10, 

· Promoting Healthy Communities paragraphs 69, 70, 73 

· Health and Wellbeing paragraph 171 

4.1.17 Local Plans [no objection, condition requested]: The site is allocated as housing site H(23) by the Site Allocations Local Development Document adopted November 2014. The site was previously occupied by the Pocklington House Care Home and has an indicative capacity of 30 dwellings and an indicative phasing of 2016-2020. 
Policy SA1 of the Site Allocations LDD states that sites should be developed at an overall capacity which accords generally with the indicative capacity set out for each site. The proposal is for 40 dwellings. Subject to the scheme’s compliance with other local and national planning policies, there is no objection to the principle of 40 dwellings on the allocated site.  
Policy CP3 of the Core Strategy states that the Council will require housing proposals to take into account the range of housing needs, in terms of size and type of dwellings as identified by the Strategic Housing Market Assessment (SHMA). The most recent SHMA was published in January 2016 and has identified the indicative targets for market and affordable sectors’ dwelling size within the Three Rivers District as follows:
1 bedroom 7.7% of dwellings
2 bedrooms 27.8% of dwellings
3 bedrooms 41.5% of dwellings
4+ bedrooms 23.0% of dwellings
The development proposes 55% 1 bedroom units, 40% 2 bedroom units, and 5% 3 bedroom units, with no 4+ bedroom units. The proposals are not in accordance with policy CP3 which seeks a lower proportion of 1 and 2 bedroom dwellings and a higher proportion of 3 bedroom dwellings. Whilst not complying with the indicative targets, current market conditions need to be taken into consideration.
Policy CP4 of the adopted Core Strategy requires 45% of new housing to be provided as Affordable Housing, unless it can be clearly demonstrated with financial evidence that this is not viable.  In respect of the latter, the applicant has submitted a viability appraisal. The Local Plans team reserve their opinion of the acceptability of the proposal against policy CP4 whilst the viability of the scheme is assessed.
Policy DM8 Flood Risk and Water Resources of the adopted Development Management Policies LDD (2013) states that development will only be permitted where it would not be subject to unacceptable risk of flooding, and a Flood Risk Assessment is required for proposals for development proposals of 1 ha or more in Flood Zone 1. As the site is 1.39 ha and in Flood Zone 1, a Flood Risk Assessment has been submitted as required. 
Policy DM11 Open Space, Sport and Recreation Facilities and Children’s Play Space of the Development Management Policies LDD states that new residential developments of 25 or more dwellings should make provision on site for open space and play space. 10% of the site area should be set aside as open space and where the development is likely to be occupied by families with children 2% of the site area should provide formal equipped play facilities. The proposal will provide 3100 square meters as communal amenity space. This is approximately 22% of the 1.39ha site, and as such meets the requirement set out in Policy DM11. The applicant has stated that they are willing to discuss a potential condition on provision of play space, the Local Plans team would like to see such a condition be put in place if the application is to be approved.
Policy DM13 Parking of the Development Management Policies LDD requires development proposals to make provision for parking in accordance with the standards set out in Appendix 5 of the same document. The applicant proposes 74 car parking spaces and 22 bicycle spaces. The proposed number of parking spaces is one fewer that set out for C3 Residential development. Once adjustments are made for Parking Zone 4, the proposal meets the requirements set out in Policy DM13. 
4.1.18 London Borough of Hillingdon: No response received.
4.1.19 National Grid (Gas): No response received. 
4.1.20 NHS England: No response received.
4.1.21 NHS Hertfordshire Clinical Commissioning Group: No response received.
4.1.22 Sustainability Officer [no objection, advice given]: National Planning Policy Framework sets out objectives for meeting the challenge of climate change, flooding and coastal change. Paragraph 95 of the National Planning Policy Framework states that to support a move to a low carbon future, local planning authorities should:
· plan for new development in locations and ways which reduce greenhouse gas emissions

· actively support energy efficiency improvements to existing buildings.

· When setting any local requirements for a building’s sustainability, do so in a way consistent with the Government’s zero carbon buildings policy and adopt national described standards

Local Plan 

Policy DM4 a) of the Development Management Policies LDD (2013)  states that applicants will be required to demonstrate that development will produce 5% less carbon dioxide emissions than Building Regulations Part L requirements (2013) having regard to feasibility and viability.  

This may be achieved through a combination of energy efficiency measures, incorporation of on-site low carbon and renewable technologies, connection to a local, decentralized, renewable or low carbon energy supply.

Building Regulations 

Building regulations Part L1A, conservation of fuel and power in new dwellings Schedule 1, states that reasonable provision shall be made for the conservation of fuel and power in buildings by limiting heat gains and losses through thermal elements and other parts of the building fabric and from pipes, ducts and vessels used for space heating, space cooling and hot water services. It goes on to state that providing fixed building services which are energy efficient, have effective controls and are commissioned by testing and adjusting as necessary to ensure they use no more fuel and power than is reasonable in the circumstances.

Compliance should be demonstrated by meeting 5 criteria.  

Criterion 1 is a regulation and therefore mandatory and relates to the calculation of CO2 emissions from the dwelling.

Criterion 2 relates to the performance of individual fabric elements and the fixed building services which should achieve reasonable overall standards of energy efficiency.

Criterion 3 states that the dwelling should have appropriate passive control measure to limit the effects of heat gains in summer.

Criterion 4 states that the performance of the dwelling as built should be consistent with Dwelling CO2 Emission Rate and the Dwelling Fabric Energy Efficiency.

Criterion 5 ensures the necessary provision for enabling energy efficient operation of the dwelling. 

Please refer to your Building Control Service provider for specific requirements.

The Energy Statement states that ‘With a 5% reduction in Regulated CO2 emissions the site meets Three Rivers Policy DM4 and passes Building Regulations Part L (2013) Dwelling Emission Rate criteria.’  The 5% reduction is provided by a 5kWp array of solar PV.

It is noted that the Insulation Standards referred to in the Energy Statement paragraph 5.4 generally match the notional dwelling specifications in Building Regulations L1A but do not seek to exceed them. Further the roof and ground floor values fall slightly short at a maximum of 0.15W/m2K compared to the notional 0.13W/m2K and the doors are 1.5W/m2 compared to a notional 1.2W/m2K for a semi-glazed door. As such the shortfalls would need to be made up elsewhere to achieve the standard and it seems that a low air permeability is expected which, amongst other things, would help to achieve this.  The SAP rating from the Draft DER worksheets based on the plans and specifications indicate that of the assessed properties a B SAP rating (between 81 and 83) would be achieved. 

The Energy Statement Appendix C provides background information for a number of low carbon and renewable energy technologies.  The section seems to contain a number of errors.  For example under ‘funding opportunities’ for Solar Thermal it states there are no funding opportunities and does not refer to Renewable Heat Incentive payments.  In the section on Photovoltaic Panels there is a reference to ROC (which would not be applicable for a domestic installation) and it states that a solar PV system would cost ~£2,000 per Kwh whereas Government Data indicates current costs are below £1,500 per kwh.  Further a payback period of 60-70 years is stated.  This is significantly higher than the norm but there is no evidence or information provided to justify this statement.  It is noted that despite this Solar PV is recommended for the development.

The Energy Statement paragraph 5.21 refers to the use of ventilation to reduce the build-up of heat within homes.  The proposed design does include dual aspects to each flat which will help with ventilation compared to a single aspect property, although cross ventilation is preferable. The use of solar control glazing of g-factor 0.6 is welcomed and should help minimise solar gain. 5.23 refers to SAP overheating assessments that have been undertaken on sample home types showing that there is not expected to be a high risk of summer overheating but these have not been provided.

Water Use

National Policy Framework paragraph 94 states that local authorities should take full account of water supply and demand considerations.

Policy DM8 relating to Water Resources states that the Council will support development where efficient use is made of water resources and account taken of climate change.  This means incorporating all or some of the following measures as part of development:

· Rainwater harvesting techniques (for example providing water butts fitted to drainpipes and underground water storage as part of new development)

· Harvesting and recycling greywater (wastewater from baths, showers, washbasins, kitchen sinks)

· Using water efficient appliances (for showers, taps, washing machines, toilets etc)

· Using water efficient landscaping and irrigation measures (for example by using drought tolerant plants)

· New development adjacent to water courses should seek to include river restoration and de-culverting.

Building Regulations Part G – Sanitation, hot water safety and water efficiency applies to new dwellings. G2 (2) requires that the potential wholesome water consumption per person occupying a new dwelling must not exceed 125 litres per day. A variety of alternative sources of water, such as harvested rainwater or reclaimed greywater, may be suitable for some uses of water such as toilet flushing or irrigation.

It is noted that the Sustainability Statement states that ‘The new dwellings will target a minimum water efficiency standard of 105 litres per person per day. It will therefore meet the tighter Building Regulation optional requirement of 110 litres/person/day (including an allowance of 5 litres or less per head per day for external water consumption).’  It is stated that this could include the following: Dual flush WCs (6/4L per min); Wash hand basin tap flows of 3L/min; Shower flow rates of 8L/min; Bath capacity of up to 150L; and Kitchen tap flows of 4L/min.

4.1.23 Thames Water [no objection, condition and informative requested]:  Waste Comments
Thames Water would recommend that petrol / oil interceptors be fitted in all car parking/washing/repair facilities. Failure to enforce the effective use of petrol / oil interceptors could result in oil-polluted discharges entering local watercourses. 

Thames Water would advise that with regard to sewerage infrastructure capacity, we would not have any objection to the above planning application.

Surface Water Drainage - With regard to surface water drainage it is the responsibility of a developer to make proper provision for drainage to ground, water courses or a suitable sewer. In respect of surface water it is recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving public network through on or off site storage. When it is proposed to connect to a combined public sewer, the site drainage should be separate and combined at the final manhole nearest the boundary. Connections are not permitted for the removal of groundwater. Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. The contact number is 0800 009 3921. Reason - to ensure that the surface water discharge from the site shall not be detrimental to the existing sewerage system. 

'We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Groundwater discharges typically result from construction site dewatering, deep excavations, basement infiltration, borehole installation, testing and site remediation. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991.  Should the Local Planning Authority be minded to approve the planning application, Thames Water would like  the following informative attached to the planning permission: "A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via www.thameswater.co.uk/wastewaterquality."

No piling shall take place until a piling method statement (detailing the depth and type of piling to be undertaken and the methodology by which such piling will be carried out, including measures to prevent and minimise the potential for damage to subsurface sewerage infrastructure, and the programme for the works) has been submitted to and approved in writing by the local planning authority in consultation with Thames Water.  Any piling must be undertaken in accordance with the terms of the approved piling method statement. Reason: The proposed works will be in close proximity to underground sewerage utility infrastructure.  Piling has the potential to impact on local underground sewerage utility infrastructure. The applicant is advised to contact Thames Water Developer Services on 0800 009 3921 to discuss the details of the piling method statement. 

Water Comments

With regard to water supply, this comes within the area covered by the Affinity Water Company. For your information the address to write to is - Affinity Water Company The Hub, Tamblin Way, Hatfield, Herts, AL10 9EZ - Tel - 0845 782 3333.

4.1.24 Traffic Engineer: No response received.
  
4.2
Public Consultation
4.2.1
Number consulted:
  93
4.2.2
Site Notice posted 9 January 2017 and expired 30 January 2017.
  ASK   \* MERGEFORMAT 
Press notice published 27 January 2017 and expires 17 February 2017.
4.2.3 Number of respondents: 5
4.2.4 Summary of Responses 

Character

· Design is bland.

· Blocks do not have a feeling that they belong in Northwood.

· Lack of architectural richness.

· Site is suited to flats, but design ordinary and missed opportunity for site.

· Buildings too big for site.

· Should not be four storey.

Impact on Neighbours
· Would not be adequate screening for properties on Mountview backing on to site.

· Boundary vegetation only provides partial screen to rear contrary to submitted drawings.
· Mountview properties have shallow gardens so neighbours would look onto new large buildings in close proximity.

· Overlooking to gardens and windows.

· Height will cause overlooking.

· Four storey buildings will compromise privacy as existing trees dwarfed.

· Any permission should be subject to condition to require increased planting which should be evergreen to boundary before development (approximately 1m wide and 8m high) and permanent maintenance of this.
Traffic and Parking

· Road used for parking by many cars.

· Watford Road already congested.

· Concern over access to transport, hospitals, schools etc.

Other Comments

· Measures during construction should minimise impact on noise, dust, dirt, light and disturbance to neighbouring properties e.g. through hoarding.

· No construction parking or storage on Mountview.

· Safeguards should be required to ensure no damage to neighbours through basement construction.

· Removal of trees should be carried out in a manner to ensure no subsidence, heave or other ground movement to neighbours.

· Construction works should be limited to daylight hours and weekdays only.

· Hard to find application online to comment on.

4.2.5 Officer comment

· Disruption during construction is not a material planning consideration that may be taken into account in consideration of the application although it is noted that hours of work during construction are covered under Environmental Health Legislation and an informative on any consent would advise the applicant of these requirements.

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 PSP3, CP1, CP2, CP3, CP4, CP8, CP9, CP10 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  DM1, DM3, DM4, DM6, DM10, DM11, DM13 and Appendices 2 and 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 SA1 is relevant.
The Community Infrastructure Levy (CIL) Charging Schedule (adopted February 2015).
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

Supplementary Planning Documents 'Affordable Housing' (approved June 2011 following a full public consultation) and 'Open Space, Amenity and Children's Play Space' (adopted 2007) are relevant to this application.
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 The application site previously accommodated Pocklington House care home, although this has now been demolished and the site is vacant.
7.1.2 Policy CP2 of the Core Strategy advises that the Council will identify sufficient land for housing in the District to meet the Three Rivers housing target of 180 dwellings per year until 2026. Housing provision will be made primarily from within the existing urban area and specific sites will be identified through the Site Allocations Development Plan Document.

7.1.3 The 40 dwellings proposed would be around the area previously occupied by Pocklington House which is identified as an allocated housing site in the Site Allocations document (reference H(23)). This allocation refers to an indicative capacity of 30 dwellings with an indicative phasing of 2016-2020. While the allocation refers to development being dependent on a replacement care home being found, Pocklington House which was on the site has already been demolished and this is not therefore a constraint on development.

7.1.4 The site is within Eastbury which is identified as a Secondary Centre in the Core Strategy and the area of the proposed development would be previously developed land. The Spatial Strategy of the Core Strategy identifies that new development will take place on previously developed land and appropriate infilling opportunities within the Secondary Centres and Core Strategy Policy PSP3 advises that approximately 24% of the District’s housing supply is expected to come from within the Secondary Centres. Core Strategy CP1 also advises that development should contribute to the sustainability of the District, including taking into account the need to make efficient use of land by guiding development onto previously developed brownfield land. 

7.1.5 Policy SA1 of the Site Allocations document sets out that allocated housing sites should be developed at an overall capacity which accords generally with the indicative capacity for each site. The proposal would exceed the indicative site capacity for the allocated site by 10 dwellings, however there would be no in principle objection to a development exceeding the allocation subject to consideration against other relevant factors and it is noted that the proposal would involve redevelopment of a brownfield site within a generally residential area.

7.2 Housing Mix  
7.2.1 Core Strategy Policy CP3 advises that new development should provide a range of house types and sizes to reflect the existing and future needs of the Three Rivers population and the characteristics of housing in the area and sets out that proposals should take into account the range of housing needs as identified in the Strategic Housing Market Assessment and subsequent updates. 
7.2.2 The South West Hertfordshire Strategic Housing Market Assessment (SHMA)  (2016) advises that in terms of the size of accommodation need to 2036 in Three Rivers, the overall requirement is for approximately 19% 1 bedroom units, 28% 2 bedroom units, 37% 3 bedroom units and 16% 4+ bedroom units, although for market dwellings the requirement is for approximately 8% 1 bedroom units, 28% 2 bedroom units, 41% 3 bedroom units and 23% 4+ bedroom units.

7.2.3 The development would provide 22 one-bedroom flats (55%), 16 two-bedroom flats (40%) and 2 three-bedroom flats (5%). There would therefore be more one- and two-bedroom units and fewer three-bedroom units than advised by the policy.
7.2.4 Although the proposed housing mix would not directly reflect the mix referred to in the SHMA, this policy also recognises that while these proportions should form the basis for the housing mix of development proposals and provision across the District, it is recognised that they may need to be adjusted for specific schemes to take account of market information, housing needs and preferences and specific site factors. 
7.2.5 The Planning Statement comments that the proposed mix has been developed following consideration of the local characteristics of the site and surrounding area which has a mix of flatted accommodation and family dwellings; market demand; and to maximise the development potential of the brownfield site. It also notes that the size and characteristics of the site mean that it is more suited to one and two-bedroom units given the site area and opportunities for amenity space, and the flatted nature of the development makes it less suitable for larger family housing. Further, the applicant considers that the proposed mix would be appropriate for the local characteristics of the site and immediate surrounding area and responds to the market demand for primarily one and two bedroom units. Flats are not generally considered as suitable for family dwellings, although a number of two-bedroom, four person units are proposed which would cater for small families. 
7.2.6 While it is acknowledged that the housing mix would not directly accord with the SHMA, the proportions proposed reflect the site specific factors and application site location and given the scale of the development proposed and the nature of the accommodation, it is not considered that the development as proposed would prejudice the ability of the Council to deliver overall housing objectives so as to cause harm which would justify refusal of permission.
7.3
Affordable Housing

7.3.1 Policy CP4 of the Core Strategy requires development that would result in a net gain of one or more dwellings to contribute to the provision of affordable housing, and in most cases, affordable housing provision would be required on site. Policy CP4 sets out that 45% of all new housing should be affordable and that as a guide, 70% of the affordable housing should be provided as social rented and 30% should be intermediate. 

7.3.2 The Affordable Housing Supplementary Planning Document was approved by the Council in June 2011 as a material consideration and supports implementation of Core Strategy Policy CP4. 

7.3.3 The proposed development of 40 dwellings would result in a policy requirement for 18 affordable units, of which 13 should be social rented and 5 intermediate. 
7.3.4 No affordable housing is proposed as part of this application on viability grounds. The Core Strategy sets out that in assessing affordable housing requirements, the Council will take each case on its merits taking into account site circumstances and financial viability. Where non-viability is cited as the reason for a development proposal not complying with the affordable housing requirements, applicants for planning permission must support this reason with financial evidence to be submitted alongside the planning application.  

7.3.5 A viability assessment was submitted with the application indicating that it would not be viable for the development to contribute to the provision of affordable housing. This has been independently assessed with the review concurring that no affordable housing provision would be viable. As such there would not be a requirement for the development to make provision for affordable housing in accordance with the provisions of Core Strategy Policy CP4.
7.3.6 It was also noted under application 16/0237/FUL on this site that as part of other applications there have been instances where ‘clawback’ or overage provisions have been applied to require re-testing of viability. However, paragraph 10 of the DCLG document ‘Section 106 affordable housing requirements: Review and appeal’ states that ‘the test for viability is that the evidence indicates that the current cost of building out the entire site (at today’s prices) is at a level that would enable the developer to sell all the market units on the site (in today’s market) at a rate of build out evidenced by the developer, and make a competitive return to a willing developer and a willing landowner’.

7.3.7 With regard to this national guidance and other appeal decisions where such clauses have been considered to bring about uncertainty which would affect development viability such that on developments where the nature of the proposal and site are such that a development would be likely to be brought forward in a single phase because to develop it otherwise would result in increased costs and impact on sales, such provisions are not generally considered appropriate. 

7.3.8 The advice of the Council’s viability reviewer was that in this light and with regard to the specific details of that application were that it would not be justified to require such a mechanism and this would remain the case for the current proposal.
7.4
Design and Impact on Street Scene/   Character

7.4.1 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 relates to design and states that in seeking a high standard of design the Council will expect development proposals to ‘have regard to the local context and conserve or enhance the character, amenities and quality of an area’.

7.4.2 Policies CP3 and CP12 of the Core Strategy set out that development should make efficient use of land but should also ‘have regard to the local context and conserve or enhance the character, amenities and quality of an area’.
7.4.3 In terms of new residential development, Policy DM1 advises that the Council will protect the character and residential amenity of existing areas of housing from forms of new residential development which are inappropriate for the area. Development will only be supported where it can be demonstrated that the proposal will not result in:
i) Tandem development

ii) Servicing by an awkward access drive which cannot easily be used by service vehicles

iii) The generation of excessive levels of traffic

iv) Loss of residential amenity

v) Layouts unable to maintain the particular character of the area in the vicinity of the application site in terms of plot size, plot depth, building footprint, plot frontage width, frontage building line, height, gaps between buildings and streetscape features (e.g. hedges, walls, grass verges etc.)

7.4.4 The Design Criteria at Appendix 2 of the Development Management Policies document set out that new development should not be excessively prominent in relation to the general street scene and should respect the character of the street scene, particularly with regard to the spacing of properties, roof form, positioning and style of windows and doors and materials.
7.4.5 Traffic generation, access for service vehicles and impact on residential amenity are considered in the relevant analysis sections below and it is noted that the proposal would not result in tandem development.
7.4.6 There are semi-detached dwellings on Markrab Road and Atria Road to the north of the site, and detached dwellings on Woodhouse Eaves to the north east of the site and on Mountview to the south. However, the development would relate to the street scene of Eastbury Avenue. Eastbury Avenue in the vicinity of the application site consists of a mixture of detached dwellings set within large plots and flatted developments of a variety of designs but which are mainly three or four storeys, some with undercroft parking or basements. Pocklington House which was previously on the site was up to three storey with a flat roof form and had the appearance of a flatted development. As such, the principle of a flatted development does not appear out of character. 
7.4.7 Block 3 would be set slightly forward of the front building line of the adjacent development at Latimer Place to the west of the site and Blocks 2 and 1 would also step slightly forward moving towards the east of the site. However, the Blocks would not be sited forward of the closest point of the previous Pocklington House building which was on the site in relation to the highway. They would also be set back at least 10m from the front boundary of the site. As a consequence, the siting of the blocks and the front building line proposed would not appear unduly prominent in the street scene of Eastbury Avenue. 
7.4.8 The blocks would have generally rectangular footprints of 335sqm (Blocks 1), and 2) and 365sqm (Block 3). These would be comparable to the footprints of other nearby flatted development, for example Latimer Place has a footprint of approximately 475sqm, and the blocks at 29, 31 and 33 Eastbury Avenue have footprints of approximately 370-375sqm. The spacing of the development would be 8.5m between Blocks 1 and 2, 11.7m separation between Blocks 2 and 3, and 12m separation provided between Block 3 and the boundary with Latimer Place. This would be comparable or greater than the separation between other flatted blocks on Eastbury Avenue, for example there is approximately 6m between the blocks at 23a and 25; 25 and 27; and 29 and 31 Eastbury Avenue and approximately 7.5m between the blocks at 26 and 28 Eastbury Avenue. The layout and spacing of the development would not therefore appear uncharacteristic.
7.4.9 Blocks 1 and 2 would be four storeys in height, although the third floor accommodation of the blocks would be set back, and Block 3 would be three storeys. However, it is also noted that there would also be a basement level beneath the Blocks. 
7.4.10 Land levels slope up towards the east of the site and the apparent height of the blocks in the street scene would increase towards the east as a consequence of this. The indicative street scene illustrates that the roof of Block 3 would be approximately 1m higher than the closest part of the adjacent development at Latimer Place, although it would be approximately 1m lower than the higher main roof form to this building. While land levels along Eastbury Avenue increase towards the east such that the development would consequently be at a higher level than development to the west, this would be due to the land levels and given the stepped relationship that would be retained and the varied street scene in the area which includes flatted blocks adjacent to detached dwellings with varied heights, it is not considered that the height of the development would result in it appearing unduly prominent or in an adverse impact on the character or appearance of the street scene of Eastbury Avenue so as to cause harm justifying refusal of permission.
7.4.11 The additional roof level to Blocks 1 and 2 would also be set in helping to reduce their bulk and massing, and fenestration would be provided to all elevations of the blocks helping to break up the built form, with further variation provided through the indicated material detailing. 
7.4.12 The blocks are of modern design with flat roof forms and top floors set back from the front elevation and flanks of the buildings. Development on Eastbury Avenue is architecturally mixed with a variety of forms, styles and materials, and other flatted blocks in the vicinity of the site include flat, mansard and pitched roof forms. Many also include basement levels and while there would potentially be views of the ramp down to the basement level, the basement itself would not be prominent in the street scene given the siting of the blocks.
7.4.13 The designs of the blocks would be similar, although there would be some variations due to the footprints, detailing and use of materials which would comprise facing brick, render and metal cladding. However, this would not result in harm and given the variation of architectural designs on Eastbury Avenue, which includes flatted blocks with flat roofs and basement levels, no objection is therefore raised in principle to flatted development of the proposed design. However, further specific details of the materials proposed would be required by condition on any consent. 

7.4.14 It is noted that the eastern boundary of the application site with Watford Road is in close proximity to the Frith Wood Conservation Area, the boundary of which is on the east side of Watford Road. Within the Conservation Area, Admiralty Lodge to the north east of the application site is a Grade II Listed Building and The White House and Frithcote to the east of the site are Locally Listed Buildings. 

7.4.15 Policy CP12 of the Core Strategy states that development proposals should ‘conserve and enhance natural and heritage assets’, and Policy DM3 of the Development Management Policies document advises that permission will not be granted for development outside but near to a Conservation Area if it adversely affects the setting, character, appearance of or views in to or out of that Conservation Area or for development that would adversely affect the wider setting of Listed Buildings.
7.4.16 The proposed built development on the site would be set over 100m from the Conservation Area and Listed Buildings with dense woodland between and the proposal would not therefore adversely impact these heritage assets. 
7.4.17 In summary, subject to conditions it is not considered that the development would appear significantly out of character with the area in the vicinity of the application site. It would not appear unduly prominent in the street scene of Eastbury Avenue or result in adverse impacts on the character or appearance of the area. The proposal would therefore be acceptable in accordance with Policies CP1, CP3 and CP12 of the Core Strategy and Policy DM1 and Appendix 2 of the Development Management Policies document. 

7.5
Impact on Neighbours

7.5.1 Policy CP12 of the Core Strategy states that development should ‘protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space’. Policy DM1 and Appendix 2 of the Development Management Policies document set out that residential development should not result in loss of light to the windows of neighbouring properties nor allow overlooking, and should not be excessively prominent in relation to adjacent properties.
7.5.2 To ensure that loss of light would not occur to the habitable rooms of neighbouring dwellings as a result of new development, the Design Criteria at Appendix 2 of the Development Management Policies document advise that two storey development should not intrude into a 45 degree spay line across the rear garden from a point on the joint boundary, level with the rear wall of the adjacent property. This principle is dependent on the spacing and relative positions of properties and consideration will be given to the juxtaposition of properties, land levels and the position of windows and development on neighbouring properties.

7.5.3 In the interests of privacy and to prevent overlooking, the Design Criteria at Appendix 2 of the Development Management Policies document sets out requirements at part 1 including that:

a) Distances between buildings should be sufficient so as to prevent overlooking, particularly from upper floors. As an indicative figure, 28 metres should be achieved between the faces of single or two storey buildings backing onto each other or in other circumstances where privacy needs to be achieved. Distances should be greater between buildings in excess of two storeys (especially dwellings/flats) with elevations which face directly face one another or in situations where there are site level differences involved. Mitigating circumstances such as careful layout and orientation, screening and window positions may allow a reduction of distances between elevations.

b) 
Development should not incorporate balconies, or first floor conservatories which overlook neighbouring properties to any degree.

c) Trees and hedges (either existing or planted as part of the development) can provide an effective screen but should not be solely relied upon due to the loss of leaves in winter or the possibility of storm damage, disease etc. 

d) Windows of habitable rooms at first floor level should not generally be located in flank elevations. Flank windows of other rooms should be non-opening below 1.7m (from internal floor level) and obscure glazed. High level windows with a cill height of 1.7m or more may be acceptable where a secondary light source is necessary.

7.5.4 Previous application 16/0237/FUL for flatted development on the site was refused on grounds that:

The scale, siting and design of the proposed development; the limited separation provided between Block 3 and neighbours to the rear; and the layout, extent and siting of the proposed parking to the rear of Block 3 would result in an overbearing, overdominant and unneighbourly form of development, and in overlooking and noise and disturbance to the neighbours at 19 and 21 Mount View to the detriment of the residential amenities of the occupiers of these dwellings. The development would therefore be contrary to Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

7.5.5 In comparison to the refused scheme, the current application has made changes to the design of Block 3 to omit the third floor accommodation, to increase the separation to the rear boundary and to the provision of glazing. Alterations have also removed surface level parking from the rear of this block.

7.5.6 The development would be set over 35m from neighbours to the north of Eastbury Avenue and the siting and fenestration to these neighbours and separation provided would reduce potential for impacts through overlooking or the development appearing overbearing. Given the set back of the proposed development from Eastbury Avenue and the separation provided to neighbours to the north of Eastbury Avenue by the highway, it is not considered that the proposal would result in overlooking or loss of privacy to these neighbours.

7.5.7 Block 3 would be set to the east of Latimer Place which is a three storey flatted block with roof level accommodation. This neighbour includes flank glazing facing the application site and this includes some windows serving habitable rooms. Block 3 would be at least 12m from the boundary with this neighbour and over 15m from its flank elevation. It would be set slightly forward in comparison to this neighbour but would be less deep to the rear. While the roof would be of greater height than the closest part of Latimer Place by approximately 1m, it would be of lower height than the main roof of this neighbour. The development would not intrude a 45 degree splay line taken from the boundary in line with either the front or rear elevations of Latimer Place. Therefore the development would not be overbearing or cause loss of light to the front or rear of this neighbour and given the separation provided and the depth of Block 3 it is not considered that there would be unacceptable impacts on the flank of this neighbour through appearing overbearing or causing loss of light. 

7.5.8 The west flank elevation of Block 3 includes flank glazing at ground, first and second floor levels which would face towards Latimer Place. It is noted that the flank windows are secondary windows to open plan rooms which are also served by glazing to the front or rear elevations. Subject to a condition on any consent to require that these windows were obscure glazed and non opening below 1.7m above floor level, there would not be unacceptable overlooking towards Latimer Place. 
7.5.9 To the south of the site, the detached dwellings on Mountview have relatively short rear gardens of approximately 14m in depth. 

7.5.10 Block 1 would be set approximately 24m from the south boundary of the site. It would be approximately 37.5m from the closest part of the conservatory to the rear elevation of the neighbour at 27 Mountview, although it would be approximately 41.5m from the main rear elevation. Block 1 would be set into the ground level such that the second floor level to this block would be approximately 0.4m above the first floor level of 27 Mountview with the first floor level comparable to the ground floor level of 27 Mountview. The third floor accommodation would further be set back over 45m from this neighbour and would only include one obscure glazed window and a service access door. A green roof is indicated to the rear of the second floor flats, but is not shown to provide amenity space access.

7.5.11 Block 2 would be set approximately 20m from the south boundary of the site and would be approximately 32m from the closest part of the stepped rear elevation of the neighbour at 23 Mountview. As with Block 3, Block 2 would also be set into the ground level such that the first floor level to this block would be approximately 1.4m above the ground floor level of 23 Mountview and the second floor level to this block would be approximately 1.4m above the first floor level. Furthermore the third floor accommodation would be set over 38m from this neighbour and would only include one obscure glazed window and a service access door. A green roof is indicated to the rear of the second floor flats, but is not shown to provide amenity space access.
7.5.12 The blocks are sited to the north of these neighbours which reduces the potential for overshadowing and the land levels and separation provided would also reduce potential dominance of the development to these neighbours.

7.5.13 Block 3 would be set at least 18.5m from the south boundary of the site and would be approximately 32.1m from the rear elevation of the extension to 19 Mountview at the closest point. While Block 3 would be three storeys in height, it would also be set into the ground and neighbours on Mount View would be at a higher land level and therefore the relationship would be between a two-two and three-two storey relationship with the first floor level of the block approximately 0.6m below the first floor level of 19 Mountview. 

7.5.14 The changes made to the scheme from application 16/0237/FUL have omitted the third storey of Block 3 reducing its height from 11-11.8m to 9-9.9m, and have increased the separation from 19 Mount View from a minimum of 31m to a minimum of 32.1m. Together with the siting of Block 3 to the north of the neighbours on Mountview and the land level differences it is considered that the development now proposed would not result in an unacceptable overbearing impact on these neighbours or cause loss of light so as to result in demonstrable harm to their residential amenity justifying refusal of the current application.
7.5.15 Amended plans submitted during the course of the application have omitted terraces originally proposed to the rear of Block 3 and have reduced the number and scale of windows to the upper levels. The rear glazing proposed to the second floor would include two high level windows serving living rooms and four windows serving bedrooms. One of these would be high level with the three others having cill heights above seated eye level (1.22m). 
7.5.16 To the south boundary of the site with the properties on Mountview, the treatment is hedging and vegetation approximately 4-5m high, although it is noted that there are gaps to this vegetation, particularly at the west of 19 Mountview and towards the east of the neighbour at 27 Mountview. The application indicates that the boundary vegetation would be supplemented. However there would still remain potential views towards the development and it is also noted that Appendix 2 of the Development Management Policies document advises that while it can provide an effective screen, vegetation should not be solely relied upon to provide screening and privacy due to the loss of leaves in winter and the possibility of storm damage and disease.
7.5.17 However, notwithstanding the additional screening which could be provided by boundary vegetation, the separation distances achieved would exceed the guideline 28m back to back distance referred to in the Design Criteria. Although the blocks would provide four storeys of accommodation (three to Block 3), as set out above, due to the land levels, the second floors to Blocks 1 and 2 would not be significantly higher than the first floor levels of the neighbouring dwellings on Mountview; there would be no rear glazing serving habitable accommodation to the third floor levels of Blocks 1 and 2 which would include only one obscure glazed window and a service access door to each block; and the second floor to Block 3 would include limited rear glazing and would be over 32m from neighbouring rear elevations. 
7.5.18 Due to the separation which would be achieved between the blocks and neighbouring properties, and taking into account the levels of the accommodation and fenestration detail, while neighbour comments about overlooking to the rear are acknowledged, subject to conditions to require that the windows to the third floor level of Blocks 1 and 2 were obscure glazed and top level opening only, that the doors were solid rather than clear glazing; that the flat roof areas to the sides and rear of the blocks were not used as balcony/terrace areas at any time; and to require details of the boundary treatment, including to the south boundary of the site to be submitted for approval; and maintenance of this boundary in future, it is not considered that the proposal would result in unacceptable overlooking or loss of privacy to neighbours on Mountview which would justify refusal of the current application with regard to the adopted Design Criteria.

7.5.19 Given the depth of the gardens to the Mountview neighbours and the proximity of construction works at basement level, it would also be appropriate to require hoarding to the rear boundary of the site during construction by condition.

7.5.20 To the rear of the Blocks would be communal amenity space provision. While application 16/0237/FUL was refused including on grounds of the impact of surface level parking to the rear of Block 3, this no longer forms part of the proposed development and this issue would therefore be overcome.
7.5.21 In summary, the changes made to the current application are considered to have overcome the reason for the refusal of application 16/0237/FUL and subject to conditions on any consent, it is not considered that the proposed development would result in unacceptable adverse impacts on the residential amenity of any neighbouring dwellings so as to justify refusal of the development. The proposal would therefore be acceptable in accordance with Policies CP1 and CP12 of the Core Strategy and Policy DM1 and Appendix 2 of the Development Management Policies document.

7.6
  Amenity for Future Occupiers

7.6.1 All of the proposed dwellings would be dual aspect. The one-bedroom dwellings would have floorspace of at least 50sqm; two-bedroom dwellings at least 61sqm and three-bedroom dwellings at least 74sqm. There are no adopted local standards for floorspace, however these would comply with the standards set out in the DCLG guidance document ‘Technical Housing Standards’. 
7.6.2 While the height of blocks would increase towards the east reflecting land levels across the site, the positioning of the blocks and separation between them would mean that there would be no intrusion of development into 45 degree splay lines to the front or rear elevations of any Block. The relationship between these blocks would therefore be acceptable in terms of ensuring that there would not be overshadowing or an overbearing impact on occupiers to the front or rear elevations.

7.6.3 The proposed blocks include a number of flank windows, although none of these are the sole windows serving internal rooms and there would also be flank balconies to the east elevations of Blocks 1 and 2. The alignment of the blocks is such that flank windows or balconies would not directly face one another, although there would be potential for oblique views between these.

7.6.4 There would be 8.5m separation between the flank elevations of Blocks 1 and 2 and between Blocks 2 and 3 would be 11.7m separation. 
7.6.5 To avoid an adverse impact on future occupiers through overlooking between blocks, a condition on any consent would require the flank windows above ground floor level to the west flanks of Blocks 1 and 2 and to the east flank of Block 3 to be obscure glazed and top level opening only. This would not affect the sole windows to any habitable rooms and therefore it is not considered that there would be unacceptable living conditions for future occupiers. 
7.7
Amenity Space  
7.7.1 Policy CP12 of the Core Strategy states that development should take into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space.
7.7.2 Section 3 (Amenity Space) of the Development Management Policies document sets out that a one bedroom flat should have 21sqm amenity space and that each additional bedroom would require 10sqm. This amenity space may be allocated specifically to each flat or provided communally. It may be provided in the form of private gardens or in part may contribute to formal spaces/settings for groups of buildings of existing mature trees but communal space for flats should be well screened from highways and casual passers-by. 

7.7.3 The provision of 22 one-bedroom flats, 16 two-bedroom flats and 2 three-bedroom flats would generate a requirement for 1,040sqm private amenity space. 
7.7.4 To the sides and rear of the blocks there would be communal amenity space of over 2,000sqm which would exceed the requirement, and there would be further landscape areas to the front of the blocks. In addition, residents would have access to the proposed public space on the site within the woodland area to the east. 
7.7.5 The majority of flats would also benefit from private amenity space in the form of balconies or terraces providing over 180sqm further amenity space in total. While 12 flats would not have access to balconies or terraces, eight of these (flats 1, 2, 4, 15, 16, 29, 30 and 32) are ground floor units which would have direct access on to open space with defensible space to be created through low level hedging which would be secured as part of a landscaping condition.
7.7.6 Details of the layout and management of the amenity space would be required by condition.
7.7.7 In addition to the requirement for provision of private amenity space to serve the development, Policy DM11 of the Development Management Policies document sets out that in order to ensure that new residential developments do not exacerbate deficiencies in open space and children’s play space, new residential development will be expected to provide for amenity and children’s play space. Developments of 25 or more dwellings or 0.6ha (whichever is greater) should make provision on-site for open space and play space. 10% of the site area should be set aside as open space and where the development is likely to be occupied by families with children, 2% of the site area should provide formal equipped play facilities. 

7.7.8 Where open space is provided on site, the Council will also seek to ensure the proper maintenance of the space and guidance on the provision and maintenance of open space and children’s play space is set out in the Open Space, Amenity and Children’s Play Space Supplementary Planning Document.

7.7.9 10% of the whole area within the application site red line would be 1,400sqm although 10% of the development area would be 630sqm. The proposals would retain the wooded area to the east of the site which the agent has advised would provide a semi-managed space with provision for informal play which would be accessible to the public and to residents of the site. This would have an area of over 3,000sqm, well in excess of the standard. The space would be managed by a management company and a condition on any consent would require the provision of this public open space and play space, together with arrangements for access and for its future management and maintenance.

7.7.10 The Leisure Officer has noted that further details of leisure facilities should be provided and has provided recommendations which would be included as an informative on any consent to provide guidance for the future provision of space on the site. 
7.8
  Highways and Access

7.8.1 Core Strategy Policy CP10 requires development to demonstrate that it will provide a safe and adequate means of access.

7.8.2 Vehicular access to Blocks 1 and 2 would be from the existing site access from Eastbury Avenue while a new 11m wide access from Eastbury Avenue would be created 30m to the east of this and approximately 20m from the west boundary of the site with Latimer Place to serve Block 3. Separate pedestrian access is indicated to serve each of the blocks.

7.8.3 The application is accompanied by a Transport Statement which includes details of likely traffic levels from the development in comparison to the historic use of the site as a care home. These indicate an additional 11 trips during the morning peak and 12 during the evening peak, and these levels are not identified to adversely impact on the highway network. Visibility splay details for the existing and proposed access and swept path analysis details are also included within this Statement.

7.8.4 The Highways Officer has reviewed the proposal and advises that the proposed trip generation rates are considered appropriate. They have therefore not raised an objection to the development subject to conditions to require full details of the proposed access, provision of visibility splays, parking provision, a safety audit for the proposed access and a management plan to manage works during construction.
7.8.5 While not referred to in relation to the current application, as part of 16/0237/FUL comments were received from the Highways Officer in relation to the junction of Eastbury Avenue with Watford Road at the east of the site advising that the standard of visibility to the right for a vehicle emerging from Eastbury Avenue onto Watford Road was below the standards promoted by Hertfordshire County Council as the Highway Authority. This is an existing situation, although the proposed development would result in additional movements at this junction. The Highways Officer noted that the Oak (T55) at the north east of the site overhangs the highway with the branches forming the main obstruction/hazard to passing traffic, although the trunk also overhangs the highway. As such, the Highway Authority requested that the tree was cut back to ensure it does not cause obstruction to highway users. The Oak is protected by the woodland TPO on this part of the site. While the removal of the tree (together with adjacent vegetation) could facilitate a re-alignment of the boundary fence to deliver further improvements to visibility, improvements could also be achieved without the total removal of this protected tree and a condition on any consent would require further details of works to deliver improvements to visibility at this junction, with the proposed works to be agreed by the Highways and Landscape Officers and implemented prior to occupation of the development.

7.8.6 Although it is noted that parking restrictions apply to many of the accesses to sites from Eastbury Avenue in the vicinity of the site, the Highways Officer has not advised that this would be required in the interests of highway safety and therefore it would not be justified to require this as part of the current application.
7.8.7 Subject to conditions, it is considered that the proposal would provide a safe and adequate means of access and that the safety and operation of the highway network would not be adversely affected. The development would therefore be acceptable in this regard in accordance with Core Strategy Policy CP10. 

7.9
Trees and Landscaping  
7.9.1 A number of trees on the western part of the application site are protected by Tree Preservation Order TPO113 and all trees on the eastern part of the site are protected by a woodland order of TPO113. 

7.9.2 Policy CP12 of the Core Strategy expects development proposals to ‘have regard to the character, amenities and quality of an area’, to ‘conserve and enhance natural and heritage assets’ and to ‘ensure the development is adequately landscaped and is designed to retain, enhance or improve important existing natural features’. 

7.9.3 Policy DM6 of the Development Management Policies document sets out requirements in relation to trees, woodlands and landscaping and sets out that:



i) Proposals for new development should be submitted with landscaping proposals which seek to retain trees and other important landscape and nature conservation features. Landscaping proposals should also include new trees and other planting to enhance the landscape of the site and its surroundings as appropriate.

ii) 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 or hedgerows considered to meet the Hedgerow Regulations 1997.


iii) Development proposals should demonstrate that existing trees, hedgerows and woodlands will be safeguarded and managed during and after development in accordance with the relevant standards.

iv) Development 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. Development likely to result in future requests for significant topping, lopping or felling will be refused.

v) Planning permission will be refused for any development resulting the loss of deterioration to protected woodland (including ancient woodland), protected trees (including aged or veteran trees) and hedgerows.

7.9.4 The proposals include the removal of 10 category ‘C’ trees and part removal of two category ‘C’ tree groups from the site to accommodate the development, and removal of 16 category ‘U’ trees for arboricultural management reasons.
7.9.5 The application is accompanied by an Arboricultural Implications Report. This identifies that no category ‘A’ or ‘B’ trees of high landscape value or main arboricultural features of the site would be removed and that the trees proposed to be felled would represent no alteration to the main arboricultural features of the site. While there would be minor incursions by the development into the Root Protection Areas of three of the trees to be retained, mitigation measures are proposed such that there would not be significant or long term damage to their root systems or environment.

7.9.6 The Landscape Officer has reviewed the submitted details and raised no objection to the proposed development although conditions would be required to ensure implementation of tree protection measures, and details of proposed landscaping. Details of future management of landscaping and the woodland area to the east, and of boundary treatments to the site would also be required. 
7.9.7 As set out above, as part of previous application 16/0237/FUL, the Highways Officer raised concerns about visibility for traffic turning out of Eastbury Avenue on to Watford Road and advised that the Oak (T55) at the north east corner of the site overhangs the highway. While not referred to in comments on the current application, works to this tree and to remove adjacent vegetation would improve visibility standards. The Highways Officer had referred to possible removal of the tree, and the Landscape Officer reviewed this and advised that there would be no objection to the works if required for highway safety reasons, however it would be possible to achieve the required improvements to visibility through works to lift the crown of the tree and works to lower level vegetation. A condition on any consent would therefore require further details of works to deliver improvements to visibility at this junction, with the proposed works to be agreed by the Highways and Landscape Officers.
7.9.8 Subject to these conditions, the development would be acceptable in accordance with Policy DM6 of the Development Management Policies document. 
7.10
  Parking

7.10.1 Core Strategy Policy CP10 requires development to make adequate provision for all users including car and other vehicle parking and Policy DM13 and Appendix 5 of the Development Management Policies document set out parking standards. 
7.10.2 These standards identify that a one-bedroom dwelling should provide 1.75 spaces (1 assigned space); a two-bedroom dwelling should provide 2 spaces (1 assigned space) and a three-bedroom dwelling should provide 2.25 spaces (2 assigned spaces). 
7.10.3 Block 1 would generate a requirement for 26 spaces (14 assigned), Block 2 would generate a requirement for 25.75 spaces (14 assigned) and Block 3 would generate a requirement for 23.25 spaces (14 assigned); a total of 75 spaces (42 assigned). The assigned spaces would be required to serve future residents while the total parking requirement takes into account provision for visitors.
7.10.4 Three surface level spaces are proposed to the west of Block 2 and there would be 71 basement level spaces. The submitted details indicate that the surface spaces would serve Block 3, with 26, 25 and 20 spaces in the basement to serve Blocks 1, 2, and 3 respectively. 

7.10.5 There would therefore be 26 spaces to serve Block 1, 25 spaces to serve Block 2 and 23 spaces to serve Block 3. The provision would therefore meet the requirements for Block 1 though there would be a shortfall of 0.75 spaces to serve Block 2 and 0.25 spaces to serve Block 3, a total shortfall of 1 space. The requirements for assigned spaces would be met.
7.10.6 While it is acknowledged that there would be a shortfall of 1 space in total, it is not considered that the shortfall in parking would be significant. The parking standards include adjustments according to accessibility for non-residential development and while there is no standard reduction in relation to residential development, Appendix 5 of the Development Management Policies document advises that a reduction in levels of parking may be appropriate in areas of high accessibility and good service provision. It is noted that the application site is within walking distance (800m) of bus stops served by route 8 which provides 30 minute frequency services to Northwood and Watford.  As a result, it is not considered that the very limited shortfall in parking against standards would result in a significant adverse impact or in demonstrable harm to highway safety and refusal of the application on a lack of parking would not be justified. The allocation of parking to serve future occupiers would be controlled by condition.
7.10.7 Appendix 5 of the Development Management Policies document sets out that there should be 1 space provided for disabled motorists for every dwelling built to mobility standards. While no dwellings are specifically proposed to be built to mobility standards, of the total parking spaces proposed to serve the development, 9 would be disabled spaces.

7.10.8 Appendix 5 of the Development Management Policies document also sets out requirements for cycle parking and identifies that flats should have 1 space per 2 units; a requirement for seven spaces to serve each of Blocks 1 and 2 and six spaces to serve Block 3. The scheme includes 16 cycle spaces within the basement parking to Blocks 1 and 2, and six spaces to the west of Block 3 which would meet the requirement.

7.10.9 The development would make parking provision generally in accordance with standards, however a condition on any consent would require details of the allocation and management of parking, including to cover the allocation of spaces for visitors and the management of disabled spaces to future-proof these and ensure that they are available if required but are not left empty unnecessarily, and for these arrangements to be implemented and maintained. Subject to this condition, the development would be acceptable in accordance with Core Strategy Policy CP10 and Policy DM13 and Appendix 2 of the Development Management Policies document. 

7.11
Refuse and Recycling  
7.11.1 Core Strategy Policy CP1 states that development should provide opportunities for recycling wherever possible. Policy DM10 of the Development Management Policies document sets out that adequate provision for the storage and recycling of waste should be incorporated into proposals and that new development will only be supported where the siting or design of waste/recycling areas would not result in any adverse impact to residential or workplace amenities, where waste/recycling areas can be easily accessed (and moved) by occupiers and waste operatives and where there would be no obstruction to pedestrian, cyclist or driver sight lines.
7.11.2 The submitted details indicate that there would be external bin stores adjacent to the site accesses which would each accommodate two 1,100 litre bins. There would also be internal bin stores to the blocks within the communal entrance areas. The external stores would be accessible by occupiers of the proposed development and waste operatives, however no details of these stores have been submitted. A condition on any consent would therefore require details of the stores to be submitted to ensure that there would be no adverse impact on amenity or obstruction to pedestrian, cyclist or driver sight lines in accordance with Core Strategy Policy CP1 and Policy DM10 of the Development Management Policies document. 

7.11.3 The Sustainability Statement submitted with the application notes that as well as measures to help future occupants maximise recycling of waste through provision of appropriate facilities, construction waste would also be managed and a Site Waste Management Plan would include:
· an earthworks strategy to avoid removal of excavated material from site outside of any remediation work for possible contamination, if this is necessary;

· minimisation of the need to import fill to the site through the use of recycled material from the existing site;

· careful and appropriate materials storage on site;

· identification of materials to be diverted from landfill to meet national targets;

· selection of materials and design styles that minimise waste;

· engagement of the supply chain and site team in waste and packaging issues;

· site training and information on waste issues;

· reducing waste at source and re-using or recycling material wherever practical;

· segregation of waste streams on site;

· waste monitoring and report performance against local or national benchmarks; and
· site security measures to prevent loss through vandalism or theft. 

7.11.4 The preparation of a Site Waste Management Plan would reflect the requirements of Hertfordshire County Council’s Waste Planning documents and would be required by condition on any consent.

7.11.5 Subject to conditions to require a Site Waste Management Plan and further details of the external refuse and recycling stores, the development would make adequate provision in accordance with Core Strategy Policy CP1 and Policy DM10 of the Development Management Policies document.
7.12
Sustainability  
7.12.1 Policy CP1 of the Core Strategy requires all applications for new residential development of one unit or more to submit a CPLAN 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.

7.12.2 Policy DM4 of the Development Management Policies document requires applicants to demonstrate that development will produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability. From 2016, Policy DM4 advises that residential development should demonstrate it will meet a zero carbon standard as defined by Government. However, the Government are not currently pursuing zero carbon targets and as such the requirement would remain a 5% carbon dioxide saving over Building Regulations Part L (2013) standards. 
7.12.3 The application is accompanied by an Energy Strategy and a Sustainability Statement. 

7.12.4 The submitted Energy and Sustainability Statement identifies sustainability measures which have been incorporated into the design of the development and indicates that the proposal would produce 5% less carbon emissions than 2013 Building Regulations through energy efficiency measures and provision of photovoltaic panels to be positioned on the roof levels of Blocks 1 and 2. This would meet the saving required by Policy DM4. 

7.12.5 Sustainability measures are also proposed to reduce water usage; provide opportunities for recycling; encourage sustainable transport options for example through cycle storage provision; protect and improve where possible biodiversity; and where practical source building materials locally with materials to be selected based on their environmental impact. 
7.12.6 While the Energy Statement indicates that photovoltaic panels would be sited on the roofs of Blocks 1 and 2, these are not indicated in the submitted plans and further details would be required by condition on any consent. A condition would also require that the development is carried out in accordance with the submitted Energy and Sustainability Statements.

7.13
Infrastructure Provision  
7.13.1 Core Strategy Policies CP8 and CP10 require development to make adequate contribution to infrastructure and services. The Three Rivers Community Infrastructure Levy Charging Schedule is applicable to this scheme and is the mechanism by which contributions would be sought towards infrastructure including education, libraries and sustainable transport.
7.13.2 The CIL Charging Schedule advises that the CIL rate per square metre for Area A (which includes the application site) is £180. The CIL Planning Application Additional Requirement Form submitted identified that the development would result in a 5,454sqm floorspace. The CIL contribution would therefore total £981,720.

7.14
Sustainable Drainage  
7.14.1 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. 

7.14.2 The application is accompanied by a Flood Risk Assessment and Preliminary Drainage Strategy which identifies that the site is at low risk of flooding from all sources. The proposed drainage strategy is based on attenuation of flow and discharge into foul sewer at a restricted rate. The Drainage Strategy advises that Thames Water have confirmed that it is acceptable to discharge surface water to the foul sewer from the site although the rate of discharge would need to be restricted.

7.14.3 Hertfordshire County Council as Lead Local Flood Authority have commented that there are no surface water sewers in the vicinity of the site and infiltration on the site is unlikely due to the underlying geology, and acknowledge the use of attenuation tanks and permeable paving. They therefore have no objection subject to conditions to require the development is carried out in accordance with the submitted Drainage Strategy and further details of the surface water drainage measures to be implemented. Adequate management of the drainage scheme will also need to be secured. 
7.14.4 Subject to conditions on any consent to require these details, the development would make adequate provision for management of surface water and would be acceptable in accordance with Policies DM8 and DM9 of the Development Management Policies document. 

7.15
Biodiversity  
7.15.1 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.
7.15.2 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.

7.15.3 The application is accompanied by a biodiversity checklist and an Ecological Report which was previously provided as part of application 16/0237/FUL and which identifies that there would be no ecological constraints to the proposed development. No statutory or non-statutory designated sites would be directly or indirectly affected by the proposals and species recorded on site are common or abundant with no evidence of protected species. The report identifies a range of mitigation and enhancement measures which would reduce the impact of works on local wildlife and could increase the nature conservation value of the site. The alterations made to the current scheme would not impact on biodiversity.
7.15.4 Hertfordshire Ecology have no objection to the proposal, however to ensure positive outcomes for biodiversity as part of the development a condition is suggested to require further detail of landscaping and mitigation proposals to secure biodiversity gain. 

7.15.5 Subject to the recommended condition, it is not considered that the development would adversely affect biodiversity and it would be acceptable in accordance with Core Strategy Policy CP9 and Policy DM6 of the Development Management Policies document. 
7.16
Safety and Security  
7.16.1 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.

7.16.2 The Hertfordshire Constabulary Crime Prevention Design Advisor has commented on the application seeking further detail as to measures proposed to ensure security including provision of gates or similar to the basement parking; use of lighting and CCTV; postal access; defensible space to ground floor flats. An informative is also requested to advise the applicant as to measures to achieve Secured by Design standards. 

7.16.3 A condition would require further details of means of control to the basement parking, cycle stores and further details of landscaping with regard to defensible space; and an informative would advise the applicant of the Crime Prevention Design Advisor.
7.16.4 A condition would also ensure adequate provision for fire hydrants is made as part of any development.

8.
Recommendation
8.1 That subject to no new material considerations being raised, 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: PL01/A, PL02/B, PL03/R, PL07/N, PL08/J, PL10/B, PL11/B, PL12/B, PL13/D, PL14/B, PL15/B, PL16/B, PL17/D, PL18/C, PL19/F, PL20/F, PL40/A, PL41/B, PL42/A, PL43/B, PL44/A, PL45/C, PL46/A, PL47/D, PL48/C, PL49/D, PL50/B, PL51/E, PL_52/F, PL_53/C, PL_54/D, PL_55/B, PL57/B, PL58/B, PL59/C, PL_60/D, PL_61/G, PL_62/G and PL_63/G


Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies PSP3, CP1, CP2, CP3, CP4, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM6, DM9, DM10, DM11, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Affordable Housing Supplementary Planning Document (approved June 2011). 


C3
No development shall take place until details of the existing site levels and the proposed finished floor levels and sections of the proposed buildings and site have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details.


Reason: This is a pre commencement condition to safeguard the amenities of the occupiers of neighbouring residential properties and 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) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


C4
No development shall take place until full details of all proposed construction vehicle access, movements, parking arrangements, dust control and construction wheel washing facilities have been submitted to and approved in writing by the Local Planning Authority. The relevant details should be submitted in the form of a Construction Management Plan. The approved details shall be adhered to throughout the construction period.


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


C5
No development shall take place until a Construction Method Statement has been submitted to, and approved in writing by the Local Planning Authority to cover the erection and maintenance of boundary screening during the construction process and details of measures to control the emission of dust and dirt during construction. The approved Statement shall be adhered to throughout the construction period.

Reason: This is a pre commencement condition in the interests of neighbouring amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C6
No development shall take place until a landscaping and mitigation plan in accordance with the recommendations set out in the Ecological Report prepared by AA Environmental and dated April 2015 has been submitted to and approved in writing by the Local Planning Authority. This shall include, but is not limited to the:

a) Purpose and biodiversity objectives for the proposed works; 

b) Detailed designs and/or working methods necessary to achieve these objectives; 

c) Extent and location of proposed works shown on appropriate scale plans; 

d) Timetable for implementation; 

e) Persons responsible for implementing the works; 

f) Details of initial aftercare and long-term maintenance; 

The development shall be implemented in accordance with the approved details prior to occupation and all features shall be retained as such thereafter. 


Reason: This is a pre commencement condition in the interests of safeguarding protected species and to meet the requirements of Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).


C7
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall take place on site in connection with the development hereby approved unless the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with the Tree Protection Scheme approved within the submitted Arboricultural Implications Report prepared by Simon Jones Associates and dated September 2016.

The protective measures, including fencing, shall be undertaken in accordance with the approved scheme before any equipment, machinery or materials are brought on to the site for the purposes of development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made. No fires shall be lit or liquids disposed of within 10.0m of an area designated as being fenced off or otherwise protected in the approved scheme.

Reason: To protect the visual amenities of the trees, area and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C8
Prior to the commencement of development, including any demolition, a Site Waste Management Plan (SWMP) shall be submitted to and approved in writing by the Local Planning Authority.  The SWMP should aim to reduce the amount of waste being produced on site and should contain information including types of waste removed from the site and where that waste is being taken to.  The development shall be carried out in accordance with the approved SWMP.  

Reason: This is a pre commencement condition to promote sustainable development and meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011), Policy DM10 of the Development Management Policies LDD (adopted July 2013) and Policy 12 of the adopted Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document (2012).


C9
Before any above ground building operations hereby permitted are commenced, samples and details of the proposed external materials including for hard surfacing shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.


Reason: To ensure that the external appearance of the development is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C10
No construction above ground level shall take place until details of the disposal of surface water from the access and parking area have been submitted to and approved in writing by the Local Planning Authority. The development shall not be brought into use until the works for the disposal of surface water have been constructed in accordance with the approved details.


Reason: To provide a satisfactory development and ensure that the internal roads and other layouts are built to appropriate standards in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM8, DM9 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


C11
No development in relation to the proposed vehicular access hereby permitted shall take place until a Stage 1 Road Safety Audit for the proposed highway improvements and access junction has been submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to first occupation of the development and permanently maintained thereafter.

Reason: In the interests of highway safety and convenience in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).


C12
No construction above ground level shall take place until plans detailing the exact number and location of the proposed photovoltaic panels have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details and the submitted Energy and Sustainability Statements prepared by Hodkinson and dated September 2016 prior to occupation of the development hereby permitted. 


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


C13
Notwithstanding the details on the approved plans, no development in relation to the proposed refuse and recycling provision for the development shall take place until a scheme for the separate storage and collection of domestic waste has been submitted to and approved in writing by the Local Planning Authority. Details shall include the siting, size and appearance of refuse and recycling facilities on the premises. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter.

Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance of such provision is satisfactory in compliance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM10 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


C14
No construction above ground level shall take place until there has been submitted to and approved in writing by the Local Planning Authority a plan indicating the positions, design, materials and type of boundary treatment to be provided. The boundary treatment shall be erected prior to occupation and maintained in accordance with the approved details permanently thereafter.


Reason: To safeguard the visual amenities of neighbouring properties and the character of the locality in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


C15
No development above ground level shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development and details of those to be retained and a programme for all required soft landscaping works.


All hard landscaping works required by the approved scheme shall be carried out and completed prior to the first occupation of the development hereby permitted. All soft landscaping works required by the approved scheme shall be carried out in accordance with the agreed programme 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 CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).


C16
The development shall not be occupied until details of the proposed vehicular access have been submitted to and approved in writing by the Local Planning Authority. The submitted details should demonstrate a minimum width to the access of 4.1m and should be implemented prior to first occupation of the development and permanently maintained thereafter in accordance with the approved details.

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

C17
The development shall not be occupied until a visibility splay measuring 2.4 x 43m has been provided to each side of the accesses hereby permitted where they meet the highway. Land within the visibility splays shall thereafter be maintained at all times free of any obstruction between 0.6m and 2m above the level of the adjacent highway carriageway.


Reason: In the interests of highway safety and convenience in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

C18
The development shall not be occupied until details of improvements to highway visibility at the junction of Eastbury Avenue and Watford Road, including through works to trees within the application site, have been submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to first occupation of the development and permanently maintained thereafter.


Reason: In order to minimise danger, obstruction and inconvenience to users of the highway and to protect the visual amenities of the trees in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).


C19
Notwithstanding the details on the approved plans, the development shall not be occupied until a plan and details indicating the positions, design, materials and type of enclosure to the cycle stores, and the basement access gate have been submitted to and approved in writing by the Local Planning Authority. Prior to occupation of the development, the cycle store enclosures and basement access gates shall be provided in accordance with the approved details and these facilities should be retained permanently thereafter. 

Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance and security of such provision is satisfactory in compliance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).


C20
A parking management plan, including details of the allocation of vehicle parking spaces and cycle storage spaces within the development; management and allocation of disabled parking spaces; and long term management responsibilities and maintenance schedules for all communal parking areas, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development hereby approved. The parking management plan shall be carried out in accordance with the approved details.


Reason: To ensure that adequate off-street parking and manoeuvring space is provided within the development so as not to prejudice the free flow of traffic and in the interests of highway safety on neighbouring highways 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).


C21
The parking and turning spaces shall be constructed in accordance with the approved plans prior to the first occupation of any part of the development hereby permitted. The parking and turning spaces shall thereafter be kept permanently available for the use of residents and visitors to the site.


Reason: To ensure that adequate off-street parking and manoeuvring space is provided within the development so as not to prejudice the free flow of traffic and in the interests of highway safety on neighbouring highways 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).

C22
A landscape management plan, including long term design objectives, management responsibilities, timescales and maintenance schedules for all landscape areas, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development hereby approved. The landscape management plan shall be carried out as approved. 

Reason: In order to ensure that the approved landscaping is satisfactorily maintained, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C23
Prior to occupation of any part of the development hereby permitted, a scheme identifying the size/extent, specification, location, timing of delivery and proposals for the future be been submitted to and approved in writing by the Local Planning Authority. The open space and play space shall be provided in accordance with the approved scheme prior to occupation of any part of the development and shall be managed and maintained in accordance with approved scheme thereafter.

Reason: To ensure the delivery of high quality and maintained public spaces for future residents in accordance with Policy CP8 of the Core Strategy (adopted October 2011) and Policy DM12 of the Development Management Policies LDD (adopted July 2013).

C24
The development permitted by this planning permission shall be carried out in accordance with the approved drainage strategy report carried out by Ardent reference w170-01A dated August 2016 and the following mitigation measures detailed within the report:


1. Limiting the surface water run-off rates to 5l/s with discharge into the public foul water sewer.

2. Implementing appropriate SuDS measures as shown on drawing no. W170-001 dated January 2016.


3. Provide a minimum storage volume of 226m3 to ensure no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change event.

Reason: To prevent pollution of the water environment and provide a sustainable system of water drainage and management to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).

C25
No development shall take place until a detailed surface water drainage scheme for the site, based on sustainable drainage principles and an assessment of the hydrological and hydro- geological context of the development has been submitted to and approved in writing by the Local Planning Authority. The drainage strategy should demonstrate the surface water run-off generated up to and including the 1 in 100 year + 40% for climate change critical storm will not exceed the run-off from the undeveloped site following the corresponding rainfall event. The scheme shall subsequently be implemented in accordance with the approved details prior to occupation of the development. 

The scheme shall also include:

1. Detailed engineered drawings of the proposed SuDS features including their size, volume, depth and any inlet and outlet features including any connecting pipe runs.

2. Detailed surface water run-off and volume calculations for 1:100 year (+40% CC) are required within the surface water drainage assessment, which ensures that the site has the capacity to accommodate all rainfall events up to 1:100 year (+40% CC). 
Reason: This is a pre-commencement condition to prevent pollution of the water environment and provide a sustainable system of water drainage and management to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).

C26
No development shall take place until details of the implementation, maintenance and management of the Sustainable Drainage Scheme approved in accordance with conditions C24 and C25 have been submitted to and approved by the Local Planning Authority. The scheme shall be implemented and thereafter managed and maintained in accordance with the approved details. Those details shall include:

i. a timetable for its implementation, and
ii. a management and maintenance plan for the lifetime of the development which shall include the arrangements for adoption by any public body or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme throughout its lifetime.
Reason: This is a pre-commencement condition to prevent pollution of the water environment and provide a sustainable system of water drainage and management to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).


C27
Before the first occupation of the relevant building hereby permitted the windows at first floor level and above in the west flank elevation of Block 1; the windows at first floor level and above in the west flank elevation of Block 2; and the windows at first floor level and above in the east and west flank elevations of Block 3 shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed. The windows shall be permanently retained in that condition thereafter.


Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


C28
Before the first occupation of the relevant building hereby permitted the windows at third floor level in the rear elevations of Blocks 1 and 2 shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed. The doors at third floor level in the rear elevations of Blocks 1 and 2 shall be formed of solid panels and/or purpose made obscured glazing only. The windows and doors shall be permanently retained in that condition thereafter.


Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


C29
The flat roof areas labelled as ‘Green Roof’ and ‘Service/Emergency Access Only’ on drawings PL13/D, PL17/D, PL57/B and PL58/B shall not at any time be used as a balcony or terrace.


Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C30
No external lighting shall be installed on the site or affixed to any buildings on the site unless the Local Planning Authority has first approved in writing details of the position, height, design and intensity. The lighting shall be installed in accordance with the approved details.

Reason: In the interests of visual amenity and the amenities of the occupiers of neighbouring residential properties and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).
C31
No piling shall take place until a piling method statement (detailing the depth and type of piling to be undertaken and the methodology by which such piling will be carried out, including measures to prevent and minimise the potential for damage to subsurface sewerage infrastructure, and the programme for the works) has been submitted to and approved in writing by the Local Planning Authority. Any piling must be undertaken in accordance with the terms of the approved piling method statement.

Reason: To ensure no adverse impact on local underground sewerage utility infrastructure in accordance with Policy CP8 of the Core Strategy (adopted October 2011) and on the advice of Thames Water.

C32
Should they be required, detailed proposals for fire hydrants serving the development as incorporated into the provision of the mains water services for the development, whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of development. The development shall thereafter be implemented in accordance with the approved details prior to occupation of any building forming part of the development.

Reason: To ensure that there is adequate capacity for fire hydrants to be provided and to meet the requirements of Policies CP1 and CP8 of the Core Strategy (adopted October 2011).
8.2 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 application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). 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
Any works within the highway boundary (including alterations to the footway and the proposed site access) will need to be secured and approved via a s278 Agreement with the HCC. 
I4
The applicant is advised that the Hertfordshire Crime Prevention and Design Advisor has made the following comments on the proposed development:

All developments granted planning permission after 1st October 2016 have to comply with building Regulation ‘Approved Document Q: Security’ to ‘Prevent Unauthorised Access’.  This applies to any “dwelling and any part of a building from which access can be gained to a flat within the building”.  Performance requirements apply to easily accessible doors and windows that provide access in any of the following circumstances:
iv. Into a dwelling from outside

v. Into parts of a building containing flats from outside

vi. Into a flat from the common parts of the building

Achieving the Secured by Design (SBD) award meets the requirements of Approved Document Q (ADQ), and there is no charge for applying for the Secured by Design award.  
Further details are available from Hertfordshire Police Crime Prevention Design Advisors at 01707-355226.

I5
The applicant is advised that the Leisure Officer has provided the following guidance for provision of leisure space within the site which should be considered in association with condition C23.

· There are no clear plans for leisure facilities. Recommendation for a development of this size is to include leisure facilities or features in the plans. These could include landscaped relaxation areas, play areas, trim trail or any other feature that enhances the health and wellbeing of the residents. 

· Particular attention should be given to DDA compliant access to any leisure areas including pathways, seating and equipment.

· Where leisure provision is made by the developers, design advice should be sought from Three Rivers Leisure team. 

· Please consider vehicle access for maintenance of any leisure areas.

· Operator signs for any leisure areas will need to be included for reporting of maintenance or reparation issues.

· A full Risk assessment of any leisure equipment should be considered.

· A RoSPA report or assessment should take place of any proposed play and/or leisure equipment.

· Provision for the on-going maintenance of any leisure facilities should be detailed, particularly if it the developer plans to formally hand over to the leisure facility to the Parish Council or Three Rivers District Council.  

I6
The applicant is advised of the following comments from Thames Water:

Thames Water would recommend that petrol/oil interceptors be fitted in all car parking/washing/repair facilities. Failure to enforce the effective use of petrol/oil interceptors could result in oil-polluted discharges entering local watercourses. 

Surface Water Drainage - With regard to surface water drainage it is the responsibility of a developer to make proper provision for drainage to ground, water courses or a suitable sewer. In respect of surface water it is recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving public network through on or off site storage. When it is proposed to connect to a combined public sewer, the site drainage should be separate and combined at the final manhole nearest the boundary. Connections are not permitted for the removal of groundwater. Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. They can be contacted on 0800 009 3921. 

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 applicant and the Local Planning Authority engaged in pre-application discussions and the Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments. This results in a form of development that maintains/improves the economic, social and environmental conditions of the District.

