
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 20 April 2017   from 7.30pm to 9.15pm.
Present:
Councillors Chris Whately-Smith (Chairman), Phil Brading, Marilyn Butler, Peter Getkahn, Alex Hayward, Chris Lloyd, David Major, Debbie Morris and Reena Ranger.
Apologies for absence were received from Councillors Stephen King and Ann Shaw OBE.
Officers:
Joanna Bowyer, Claire Westwood, Terence Flynn, Kimberley Grout and Sarah Haythorpe.
Also in attendance: Councillors Kemal Butt, Paula Hiscocks, Sarah Nelmes, Ralph Sangster, David Sansom, Parish Councillor Raj Khiroya.
About 50 members of the public.
P  C120/16
MINUTES


The Minutes of the Planning Committee meeting held on 23 March 2017 were confirmed as a correct record and were signed by the Chairman.
P  C121/16
NOTICE OF OTHER BUSINESS

There was none.
P  C122/16
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 10 (17/0368/FUL) as a Member of the Abbots Langley Parish Council Planning Committee (as detailed under item 4 on the agenda) but would be entitled to stay and vote as he:
·  has an open mind about the application

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

·  can deal with the application fairly and on its merits at Committee
Councillor Sarah Nelmes declared a non-registrable interest in agenda item 8 (17/0142/FUL) as a Member of her family worked at the restaurant and left the room during the consideration of this item.

PC123/16   Consideration of Objections and Confirmation of Three Rivers (Sarum, Templepan Lane, Chandlers Cross, No.2) Tree Preservation Order 2017

The Committee were shown photographs of the two walnut trees from the field opposite.  
In accordance with Council Procedure Rule 35 (B) Mr Rickett spoke against the TPO.


Councillor Chris Whately-Smith said the original order had referred to an Elm tree in the group of trees but the report noted that the Order should refer to 5 Hazel trees and 2 Walnut trees.


Councillor Phil Brading said the Walnut trees were visible to the public from the road and footpath and should be protected.  He moved, seconded by Councillor Debbie Morris, that the decision on the confirmation of TPO872 be deferred to allow it to remain in force in its provisional state whilst a new TPO was made protecting the two individual Walnut trees within the site. Once the new TPO had been served, TPO872 should be revoked.


Councillor Debbie Morris asked if public visibility alone was sufficient to place a TPO on the trees.  The Landscape Officer advised that Paragraph 2.3.2 of the report quoted details provided in the guidance on the trees and their contribution to the landscape and local amenity.  It was considered that the 2 Walnut trees met these requirements.


In response to a question from Councillor Peter Getkahn on the age of the trees the Landscape Officer advised they were 3 decades old and would have another 2/3 decades of valuable life in them.


Councillor Chris Lloyd moved an amendment to the motion that the Committee make a site visit so that they could be informed on the trees should the new TPO come back to the Committee for consideration.  Councillor Phil Brading and Councillor Debbie Morris agreed to this amendment.

On being put to the Committee the motion that the decision on the confirmation of TPO872 be deferred to allow it to remain in force in its provisional state whilst a new TPO was made protecting the two individual Walnut trees within the site. Once the new TPO had been served, TPO872 should be revoked and that a site visit be arranged was declared CARRIED by the Chairman the voting being unanimous.


RESOLVED:

That the decision on the confirmation of TPO872 be deferred to allow it to remain in force in its provisional state whilst a new TPO was made protecting the two individual Walnut trees within the site. Once the new TPO had been served, TPO872 should be revoked and that a site visit be arranged.
PC124/16   Consideration of Objections and Confirmation of Three Rivers (Dellwood and Rosecourt, Woodland Lane, Chorleywood) Tree Preservation Order 2017

In accordance with Council Procedure Rule 35 (B) Mr Stileman spoke against the TPO.


The Landscape Officer said the report made reference to the exceptional circumstances on the use of the woodland classification for the order. The land was part of a residential garden on the edge of Chorleywood.  Along the south west boundary there had been some trees removed and this was a way of protecting the woodland area.

Councillor Chris Whately-Smith said the trees were removed as part of the planning application which was a separate matter.  The Committee could only protect the trees that were there now.  


Councillor Reena Ranger asked about the replacement trees and whether they would be mature/young trees when planted and if the land was used for recreational use?  The Landscape Officer said they would seek replacement planting but had limited powers if there was no TPO.

Councillor Alex Hayward thought it was unfair to endorse the woodland TPO on what was garden land.

Councillor Phil Brading had concerns with regard to the woodland designation on private land – the planning condition was regarding the use of the garden which was for recreational purposes.  He preferred referring to the trees as a ‘group’ not a woodland.


Councillor Chris Lloyd said there were woods in many residents’ gardens. The Committee needed to consider the officer/objector views or provide a different view.


Councillor Peter Getkahn had concerns on the management of the trees but was advised that work could be undertaken on the trees with Council permission.

Councillor Chris Whately-Smith, seconded by Councillor Peter Getkahn, moved that the objection be noted but that the Three Rivers (Dellwood and Rosecourt, Woodland Lane, Chorleywood) Tree Preservation Order 2017 be confirmed subject to a modification to change W1 to a group classification.


On being put to the Committee the motion was declared CARRIED by the Chairman the voting being 8 For, 0 Against and 1 Abstention.


RESOLVED:

that the objection is noted but that the Three Rivers (Dellwood and Rosecourt, Woodland Lane, Chorleywood) Tree Preservation Order 2017 is confirmed subject to a modification to change W1 to a group classification.

PC125/16
17/0142/FUL – Variation of conditions 4 (Use of premises) and 5 (External area) of planning permission 15/1210/FUL to alter opening hours and external use of the rear garden at SWILLET HOUSE, 52 HERONSGATE ROAD, CHORLEYWOOD, HERTS, WD3 5BB for Mr Lusha

Councillor Sarah Nelmes left the meeting during the consideration of this application.

In accordance with Council Procedure Rule 35 (B) Mr Wells spoke against the application and Miss Thompson spoke in favour of the application.


Councillor Alex Hayward said the restaurant was operating in a residential area and was open to 11pm at night Monday to Saturday which caused disturbance to the residents when the customers and staff left the premises.  When the doors were open the noise filtered out into the external area.  Residential properties were on either side of the restaurant and it would be inappropriate to extend the opening hours and to agree external use of the rear garden.  The current opening times on Sunday should remain as 10am to 3pm.  Allowing the restaurant to be open to 6pm would provide for a second sitting for lunch, and additional traffic, noise and disturbance to neighbours.  She proposed that the application be refused on the grounds of adverse impact on neighbouring residential amenity.


Councillor Phil Brading was in agreement with Councillor Hayward on refusing the application.  The last permission given had been a difficult decision to make and expanding the business would only generate more customers which would impact on the local residents.  He seconded the motion to refuse the application.

Councillor Marilyn Butler raised concern on the noise levels to the neighbouring residents along with the parking issues. Allowing the application would only make matters worse if the hours were extended.


On being put to the Committee the motion to refuse planning permission on the grounds of adverse impact on neighbouring residential amenity was declared CARRIED by the Chairman the voting being 8 For, 0 Against and 1 Abstention,.


RESOLVED:


That Planning Permission be REFUSED for the following reason:

The proposed extension to opening hours and use of the external area would result in additional and prolonged noise, disturbance, traffic and nuisance and would result in unacceptable detrimental impact to the residential amenity of the adjoining and surrounding occupiers. The development would therefore be contrary to Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

PC125/16
17/0270/FUL - Demolition of existing dwelling; subdivision of the site and construction of two detached two-storey dwellings with basement level; alterations to landscaping; alterations to the front boundary including replacement entrance gates at 48 RUSSELL ROAD, MOOR PARK, NORTHWOOD, HA6 2LR for Mr and Mrs Mansoor Karim
In accordance with Council Procedure Rule 35 (B) Ms Alexander spoke in favour of the application.


Councillor Phil Brading said this application was within the Conservation Area but in this case improved the situation.  The current extension was unbalanced and rambling.  He moved the recommendation, seconded by Councillor Peter Getkahn, that planning permission be granted subject to conditions.

Councillor Reena Ranger sought clarification from Officers on the following comments made by Moor Park (1958) Ltd: 

· Was there a condition to remove permitted development rights?
· Did Informative I4 cover the basement concerns?
· Would the height be in keeping with the street scene?
· Was the gates in keeping with the Conservation Area Appraisal?
The Planning Officer advised that Informative I4 covered the points raised by Moor Park (1958) Ltd with regard to the basement, Condition C12 removed permitted development rights and the height and levels were covered by Condition C5.  With regard to the gates the plans had been amended and the profile of the gates had been reduced to retain a curved profile.  The maximum height would be as per the existing gates.  Condition C4 required further details to be submitted with regard to the hard and soft landscaping.  An additional Informative could be added with regard to the boundary treatment/gates on the site.

Councillor Debbie Morris said the replacement gates should be reduced to a 1m maximum in height to comply with the current requirements as set out in the Moor Park Conservation Area.  

On being put to the Committee the motion with the amendment of adding an additional Informative regarding boundary treatments/gates to the site was declared CARRIED by the Chairman the voting being unanimous.



RESOLVED:

That PLANNING PERMISSION BE GRANTED subject to the following conditions:-

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

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

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

15902-E1, RG-08-914-01, 15902-F1, 15902-F2, 1000 Rev E, 1001 Rev C, 1002 Rev C, 1003 Rev D, 1004 Rev C, 1005 Rev C, 1010 Rev A, TRDC001 (Location Plan)

Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities of the Conservation Area, locality and residential amenity of neighbouring occupiers, and 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, DM8, DM9, DM10, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Moor Park Conservation Area Appraisal (2006).

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

Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Policies DM1 and DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013), and the Moor Park Conservation Area Appraisal (2006).
C4
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include:

· the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development

· details of all materials to be used for hard surfaced areas within the site

· details of the positions, design, materials and type of boundary treatment to be erected to the site.

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

Reason: This condition is a pre-commencement condition in the interests of visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3, DM6 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C5
Prior to the commencement of the development hereby permitted, plans showing the existing and proposed ground levels, the slab level of the proposed buildings(s) and slab level of the adjacent buildings shall be 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 ensure that the proposed development is built to the heights relative to adjoining properties as shown on the approved drawings, or lower, in the interests of visual amenity and to meet the requirements of 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).
C6
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 commence on site in connection with the development hereby approved until 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 Arboricultural Impact Assessment and Arboricultural Method Statement dated 20 May 2016 (reference DS06071501) prepared by Patrick Stileman Ltd.
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 prevent damage to trees during construction 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).

C7
Prior to the commencement of development hereby permitted, plans and details of the proposed photovoltaic panels shall be submitted to and approved in writing by the Local Planning Authority. The approved details and energy saving measures detailed within the submitted Energy Statement shall be implemented prior to occupation of the development and shall be permanently maintained thereafter.

Reason: This is a pre commencement condition to ensure that the development meets the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3, DM4 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and to make as full a contribution to sustainable development principles as possible.

C8
No development shall take place until a licence issued by Natural England pursuant to Regulation 53 of The Conservation of Habitats and Species Regulations 2010 authorising the specified development to go ahead has been submitted to and approved in writing by the Local Planning Authority. The development shall proceed in accordance with the requirements of the licence and with the mitigation measures set out in the approved ecological report (Hankinson Duckett Associates, September 2015).
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).

C9
The development shall not be occupied 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 site. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities shall 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), Policies DM1, DM3, DM10 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and the Moor Park Conservation Area Appraisal (2006).
C10
Before the first occupation of the buildings hereby permitted the first floor flank windows 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).
C11
The flat roof areas to the rear projections of the dwellings 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).
C12
Immediately following the implementation of this permission, notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) no development within the following Classes of Schedule 2 of the Order shall take place.

Part 1

Class A - enlargement, improvement or other alteration to the dwelling

Class C - alteration to the roof

Class D - erection of a porch

Class E - provision of any building or enclosure

Class F - any hard surface

Part 2

Class A - erection, construction, maintenance or alteration of a gate, fence, wall or other means of enclosure

No development of any of the above classes shall be constructed or placed on any part of the land subject of this permission.

Reason: To ensure adequate planning control over further development having regard to the limitations of the site and neighbouring properties and in the interests of the visual amenities of the Conservation Area, the site and the area in general, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Policies DM1 and DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013), and the Moor Park Conservation Area Appraisal (2006).



Informatives:


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



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



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


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



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



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


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


I3
The applicant is advised that paragraph 3.8 of the approved Moor Park Conservation Area Appraisal (2006) specifically seeks to protect underground water courses that may be impacted as a result of the construction (or extension) of basements within the Conservation Area. Consequently the applicant is requested to have careful regard to this matter and especially, in the carrying out of the development, to ensure that:- 

(i) no surface water flooding will occur as a result of the basement construction and

(ii) that there will be no material harm to any underground water course(s) in the vicinity of the site as a result of the basement construction.


I4
Bats are protected under domestic and European legislation where, in summary, it is an offence to deliberately capture, injure or kill a bat, intentionally or recklessly disturb a bat in a roost or deliberately disturb a bat in a way that would impair its ability to survive, breed or rear young, hibernate or migrate, or significantly affect its local distribution or abundance; damage or destroy a bat roost; possess or advertise/sell/exchange a bat; and intentionally or recklessly obstruct access to a bat roost.



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

The UK Bat Helpline: 0845 1300 228

Natural England: 0300 060 3900

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

or an appropriately qualified and experienced ecologist.

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


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


I6
With regard to Condition 4 (Landscaping and Boundary Treatment), notwithstanding the detail on the submitted plans the applicant is requested to have regard to the Moor Park Conservation Area Appraisal (2006) and Article 4 Direction in relation to provision of gates and front boundary treatment to the site which indicate a height of up to 1m is appropriate within the Conservation Area.
PC126/16
17/0368/FUL – Construction of new porch at 4 ORIOLE CLOSE, ABBOTS LANGLEY, HERTFORDSHIRE, WD5 0GH for Mrs K Haisman

Councillor Chris Lloyd, seconded by Councillor Chris Whatley-Smith, moved the recommendation that subject to no material considerations being raised, planning permission be granted subject to conditions.

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


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: KJM09798 001 C, KJM09798 002 C, KJM09798 003 Rev C.
 
Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).

 C3
Unless specified on the approved plans, all new works or making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building.

Reason: To ensure that the external appearance of the building 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).
Informatives:
I1
With regard to implementing this permission, the applicant is advised as follows:

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

There may be a requirement for the approved development to comply with the Building Regulations. The Council's Building Control section can be contacted on telephone number 01923 727132 or at www.threerivers.gov.uk for more information and application forms.
Community Infrastructure Levy (CIL) - If your development is liable for CIL payments, it is a requirement under Regulation 67 (1) of The Community Infrastructure Levy Regulations 2010 (As Amended) that a Commencement Notice (Form 6) is submitted to Three Rivers District Council as the Collecting Authority no later than the day before the day on which the chargeable development is to be commenced. DO NOT start your development until the Council has acknowledged receipt of the Commencement Notice. Failure to do so will mean you will lose the right to payment by instalments (where applicable), lose any exemptions already granted, and a surcharge will be imposed.

Care should be taken during the building works hereby approved to ensure no damage occurs to the verge or footpaths during construction. Vehicles delivering materials to this development shall not override or cause damage to the public footway. Any damage will require to be made good to the satisfaction of the Council and at the applicant's expense.
Where possible, energy saving and water harvesting measures should be incorporated. Information on this is also available from the Council's Building Control section. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.

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

I3
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The development maintains/improves the economic, social and environmental conditions of the District.
PC127/16  

  

  

  
  17/0416/FUL - Demolition of existing hall and provision of 17no. units of temporary residential accommodation with associated car parking and landscape works, at 
WRVS BURY HALL, BURY LANE, RICKMANSWORTH, HERTFORDSHIRE, for Three Rivers District Council
The Planning Officer reported that further consultee responses had been received.  These would be included in full in the updated report, however, in summary:

Hertfordshire Ecology raised no objection.  They suggest that the mitigation measures referred to in the submitted ecology report are implemented. 

Hertfordshire Gardens Trust raised concerns.  In summary their concerns relate to:

· the quality of the design, particularly within the setting of a Listed Building;

· overdevelopment;

· concerns regarding impact on historic gardens;

· that there was little attempt at landscaping.

Historic England had reviewed the submitted details and had advised that they do not wish to offer any comments. They suggest that the views of conservation and archaeological advisers be sought as relevant.

The Conservation Officer raised no objection.  Their full comments are available to view online and will be set out in full in any future report, however, in summary:

· They note that the existing building is of no special architectural character or historic interest.  It is not a prominent building, however, it is in poor condition and of plain design and is not a positive feature within the Conservation Area. 

· They consider that the current building detracts from the Conservation Area.

· They note that opportunities exist to preserve or enhance, e.g. through replacement of the existing building with building of higher quality design.

· Appropriate to use the Coach House as a reference point for any new building.

· Any new design should have regard to materials of the Coach House and articulation of this and other buildings.

· Consideration should be given as to whether the proposed design of the new building could be further enhanced by adding some articulation.  Consideration should also be given as to whether traditional materials rather than modern materials such as grey roof tiles and UPvC windows should be used.  

· In principle, the proposal is acceptable, however, further consideration could be given to the detailed design and materials.

A letter had been received from Solicitors acting for Porker Ltd (owner of the adjacent Coach House).  In relation to heritage related issues they note that no comments had been received from the Conservation Officer or Historic England and that these issues bear directly upon the objection that had been previously submitted on behalf of their client.  They comment that the Committee report is bereft of any analysis regarding the impact of the development on the Conservation Area and nearby buildings.  They consider this a fundamental omission given the Council’s statutory duty to properly consider such matters and as such consider that it is premature for the application to be determined at this stage and comment that it would be unlawful for Members to make any positive determination at this time.  They are concerned that the application has been brought to committee at this time.

In response, Members had not been asked to make any decision on the application at this time.  The preliminary report is presented in order that Members may discuss the application.  A further report including full analysis will be prepared in due course ahead of the application being returned to a future committee for determination.

A petition had been received from Rickmansworth & District Residents’ Association.  The petition contains 248 signatures and requests that;

“Three Rivers District Council halt the current proposal for the RVS Hall site on the Bury, and conduct a full and fair consultation with the residents of Rickmansworth Town Ward and users of the community hall, as to their opinions on the future use of this site”. 

Four additional comments had been received comprising 3 objections and 1 support.  
Comments received largely reiterate those already set out in the Committee report, in summary the additional points made are:

Support:

· Much needed accommodation.

Objections:

· Removal of community hall not identified in Policy PSP1 of Core Strategy or Site Allocations document as site for development for other uses.

· Reference to Policy DM12 and supporting text which states that Policy DM12 ‘seeks to both protect existing facilities from development pressures and to provide new or enhanced facilities wherever possible’.

· Policy DM12 states that where a use is no longer viable, supporting information will be required.  As such information should be made available to the public including;

· Evidence that Council followed guidelines in Policy DM12.

· Evidence that new facilities are equal to or enhanced.

· Request committee consult residents regarding future of RVS hall and site.

· Request Committee consider whether existing facility could be satisfactorily relocated within the proposed development.

As Members were aware, this was a preliminary report for discussion.  The additional points raised would be included and addressed in the updated report to be returned to a future Committee.


Councillor Debbie Morris made the following points:

· Was concerned by the absence of any amenity space on the site.  She could not think of any other residential development where there was no amenity space.  The Council standards would normally require amenity space to be provided.

· On page 74, Paragraph 7.4.6 she asked for an explanation with regard to the reference to access to open space which would not provide any private amenity space for the residents and no privacy to allow children to play unsupervised or for the residents to have BBQs.  

· The Council standards for temporary accommodation were clearly lower than those for permanent accommodation but the residents could be living in these premises for weeks, maybe months.

· The Conservation Officer had made comments with regard to the design and materials being used, the impact on the Coach House and the use of natural materials.

· The accommodation would not make a positive contribution to the Conservation Area.

· The density of the development for 70 residents would impact negatively on the area.

· Herts Constabulary comments on Page 64 of the report with regard to the management of the site, would there be a Site Manager, would there be a 24 hour presence on the site, where would they be located, what parking provision would be provided?

· What provision for parking would there be for visitors and tradespersons?

· Herts Highways had made comments on the turning space being narrow, the lack of a footway through the site and no safe refuge to the footway and access to the amenity space.


Councillor Reena Ranger made the following points:

· Parking for only 8 vehicles was not appropriate for this development.  
· Where would trade vehicles park?  No doubt they would spill out onto the road and impact on the amenity of the area.
· Not in keeping with the Conservation Area.

· Would alter the character of the site and area for any future application in the area.


Councillor Chris Lloyd made the following points:

· The brick wall needed protecting during the build.

· This was a 1960s building and did not enhance the Conservation Area.
· Parking needed to be addressed in the main report.

· Details needed to be provided on the materials.
· The Bury Open Space needed to be protected and there must not be any parking allowed on this area.

· The petition received did not raise planning issues.

· Flooding details needed to be provided.
· Protection of the boundary of the open space must be made.


Councillor Alex Hayward made the following points:

· Supported the proposal to provide homes for homeless and vulnerable residents in the District.
· Raised concern with regard to the change on the number of units, this was the third change.
· What were the demographics of people who were disabled? Was 1 accessible parking space sufficient?
· Bicycles stored under the staircase would not be secure.
· What bin storage would be provided?

· CCTV details.

· Had the tulip tree been missed?  Did it cross the threshold or not?

Councillor Chris Whately-Smith noted that the role of the Planning Committee was only to consider the planning application for the site.
Councillor Phil Brading noted the Highways Officers’ comments but said that the entrance to the car park had been like this for a very long time.

In accordance with Council Procedure Rule 35 (B) Mr Stewart spoke against the application.

Rickmansworth Town Ward Councillor, Councillor Ralph Sangster said he had raised concerns regarding the use of the site for temporary accommodation with Officers.  Providing this type of accommodation for homeless families would be at a lower cost to private overnight accommodation but there would be no amenity space, no parking and the density of units was too high.  This application would be setting new minimal standards for housing which would influence future applications for temporary accommodation.  If the Council granted consent a local community asset would be lost.  
Councillor Sarah Nelmes was of the opinion this was a very effective and sensible use of Council land.  Many local residents who had been made homeless were being housed outside the District.  The Council had a moral and legal responsibility to provide decent accommodation within the District.  This was appropriate use of the site and she supported the application.

Councillor David Sansom said he had never seen an application for housing where there were no living rooms or amenity space provided.  He was concerned the application had reached this stage without considering this.  

Councillor Paula Hiscocks raised concern with regard to the loss of the community facilities. The WRVS had been relocated but now were only able to provide meals 3 days a week.  The new facilities were too far away for local residents to use.  Policy CP12 should have regard to the local area and she was concerned the new building would not enhance the local area.  The Police had commented on the management of the property in the future so it did not impact on the local area.  How would the temporary accommodation impact on the views of The Bury and the Church.  4 mature trees would be lost.

Councillor Roger Seabourne said other local groups had been relocated successfully to other venues.  It was a pity there was no space for living rooms but this was temporary accommodation.  There was a lovely leisure area on the doorstep.


RESOLVED:


Members noted there was no recommendation for approval or refusal at this stage in the consideration of the application.


Noted the report, and made general comments (as detailed above) with regards to the material planning issues raised by the application.  The application was to be returned to a future meeting for determination.
CHAIRMAN
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