
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 14 December 2017   from 7.30pm to 9.45pm.
Present:
Councillors Chris Whately-Smith (Chairman), Sarah Nelmes (Vice-Chairman), Alex Hayward, Phil Brading, Marilyn Butler, Stephen King, Peter Getkahn, Reena Ranger, Chris Lloyd, David Major and Debbie Morris.

Officers:
Claire Westwood, Adam Ralton, Matthew Roberts, Sarah Haythorpe and Sherrie Ralton.
Also in attendance: Councillors Sara Bedford, Rupert Barnes, Steve Drury, Alison Wall, Joan King, Sarratt Parish Councillor David Turner, Watford Rural Parish Councillor Pam King, Geof Muggeridge, Kimberley Rowley, 
60 Members of the Public.
PC87/17
APOLOGIES FOR ABSENCE

None received.
P  C88/17
MINUTES


The Minutes of the Planning Committee meeting held on 16 November 2017 were confirmed as a correct record and were signed by the Chairman subject to the following amendment:
Clover Court P13 Minute PC80/17, Councillor Rangers comments in the 4th Paragraph the sentence on the amenity space to read: “With regard to the amenity space for the original permission had that land been marked as amenity space? It was a shame that was not honoured and as the amenity space as per the new scheme.”
P  C89/17
NOTICE OF OTHER BUSINESS

None received.
P  C90/17
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 9 (17/2212/FUL – Demolition of existing garage and construction of single storey side and rear extension including alterations to existing conservatory and new hipped roof to porch at 158 TOMS LANE, KINGS LANGLEY,WD4 8NZ for Mr Armando Benvenga) 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
PC91/17
17/2053  

  

  

  

  /OUT - Outline Application: Residential development of up to 49 dwellings, comprising a mix of houses and apartments, construction of parking spaces, landscaping and ancillary works (all matters reserved) at LAND TO THE SOUTH OF FOXGROVE PATH/HEYSHAM DRIVE, SOUTH OXHEY for Hertfordshire County Council
The Planning Officer reported that the London Borough of Harrow had provided comments but had not objected to the proposal.

One additional objection had been received from a Parish Councillor, raising concerns already outlined at Section 4.2 (page 15) of the Committee report:

· Site was Green Belt and should not be developed.

· Parking problems – Foxgrove Path was too narrow for 49 homes and would become a bottleneck.

· Flooding – South Oxhey flooded badly in June 2016 and HCC had just announced an intention to investigate within the next year. With an extra 500 homes, drainage and sewage systems could be unsustainable.

· Habitats – the land was historical habitat for bats which were protected. Therefore trees should not be removed and it was illegal to destroy the current sites to build houses.

· Schools – This development, along with the regeneration, exacerbates existing problems with lack of classroom spaces.

· Insufficient information had been provided – i.e. no drawings of each house/apartment.
It was proposed that should outline planning permission be granted Condition 3 be amended to the following:

No development shall take place until a scheme for the provision of Affordable Housing to be constructed on the site pursuant to the planning permission has been submitted to and approved in writing by the Local Planning Authority. The Affordable Housing shall be provided in accordance with the approved scheme. The scheme shall include: 

i. the numbers, type and size, tenure and location of the Affordable Housing to be constructed on the site which shall not consist of less than 45% of the total number of the Dwellings permitted, of which 70% shall be constructed and Provided as Social Rented Dwellings and 30% shall be constructed and Provided as Shared Ownership Dwellings;

ii. the timing of the construction of the Affordable Housing and its phasing in relation to the occupancy of the Market Housing; 

iii. the arrangements for the transfer of the Affordable Housing to an Affordable Housing Provider or the arrangements for the  management of the Affordable Housing if those dwellings are not to be transferred to a Affordable Housing Provider; 

iv. the arrangements to ensure that such provision is affordable for both first and subsequent occupiers of the Affordable Housing; and 

v. the occupancy criteria to be used for determining the identity of occupiers of the Affordable Housing and the means by which such occupancy criteria shall be enforced.

vi. the arrangements for the use of any Net Proceeds following the sale of an interest in any of the Affordable Housing (in accordance where applicable with Homes and Communities Agency guidance)

The Affordable Housing shall be provided in accordance with the approved scheme. The dwellings constructed shall not be used for any other purpose than as Affordable Housing in accordance with that approved scheme, subject to: 
(A) any rights to acquire pursuant to the Housing Act 1996 or any equivalent statutory provision for the time being in force; 

(B) any right to buy pursuant to the Housing Act 1985 or any equivalent statutory provision for the time being in force; 

(C) where a tenant of a Shared Ownership Dwelling granted a Shared Ownership Lease has purchased the remaining shares so that the tenant owns the entire Shared Ownership Dwelling).

(D) the restriction upon the use and disposal of the Affordable Housing shall cease to apply to the whole or any part of an  Affordable Dwelling (hereafter referred to as the ‘Affected Affordable Dwelling’) where that whole or part is transferred or leased, pursuant to an event of default by any mortgagee or chargee of the Affordable Housing Provider or the successors in title to such mortgagee or chargee, or by any receiver or manager (including an administrative receiver) appointed pursuant to the Law of Property Act 1925 (hereafter referred to as the “Chargee”), PROVIDED THAT:

(i) the Chargee  has first given the Council and the Affordable Housing Provider (as appropriate) 4 (four) months prior notice in writing (the “Chargee’s Notice”) of its intention to exercise any power of sale or lease in respect of any Affected Affordable Dwelling; and

(ii) the Chargee has first given the Council or the Affordable Housing Provider the opportunity to complete a transfer of the Affected Affordable Dwelling in order  to ensure that it continues to be used for the purposes of Affordable Housing. The Chargee’s Notice shall not be a valid Chargee’s Notice unless it is accompanied by a conveyancer’s certificate signed and dated by the conveyancer and confirming that, at the date of the notice, the Chargee giving the notice is entitled to execute a transfer of the freehold of the Affected Affordable Dwelling and all land required to gain access to the Affected Affordable Dwelling from the public highway; and

(iii) the price for the purchase of the Affected Affordable Dwelling by the Council or the Affordable Housing Provider demanded by the Chargee shall not be permitted to  exceed the market value of the Affected Affordable Dwelling at the date of the transfer on the valuation assumption that it is to be retained in perpetuity as Affordable Housing.

(iv) If the Council or the Affordable Housing Provider is unable to secure the transfer of the Affected Affordable Dwelling to itself under the terms and in the circumstances described above within the said period of 4 (four) months in accordance with sub-paragraph (i) above then the Chargee shall be entitled to dispose of the Affected Affordable Dwelling on the open market not subject to the condition above that it shall not be used for any other purpose than as Affordable Housing.

Reason: This is a pre commencement condition to meet local housing need within the Three Rivers district and to comply with Policies CP1, CP2, CP3 and CP4 of the Core Strategy (adopted October 2011) and the Affordable Housing SPD (approved July 2011).
Informative 4 to be amended to the following:

The following terms (and those related to them) referred to at Condition C3 shall be defined as set out below: 

Affordable Housing means Social Rented Dwellings and Shared Ownership Dwellings meeting Scheme Design and Quality Standards at costs below those associated with open market housing and which is available to, affordable by and occupied only by those in Housing Need.

Affordable Housing Provider means a registered provider registered with the Homes and Communities Agency (HCA) or other body registered with the HCA under the relevant Housing Act or other body approved by the HCA to receive social housing Grant such Affordable Housing Provider in any event to be approved by the Council.

Choice Based Lettings Scheme means the Council's allocations policy which determines the Council's priorities and procedures when allocating accommodation in accordance with the requirements of Section 167 of the Housing Act 1996.

Dwelling means a residential unit comprised in the development.

Homes and Communities Agency (HCA) means the agency of that name established by the Government (pursuant to the Housing and Regeneration Act 2008) which exercises the function of the former Housing Corporation in relation to financial assistance for new affordable homes (or any successor body).

Housing Need means persons who are assessed by the Council as being unable to resolve their housing needs in the private sector market because of the relationship between housing costs and incomes in accordance with the Choice Based Lettings Scheme.

Provided means practically completed, ready for first occupation, fully serviced and subject to a contract with an Affordable Housing Provider for the acquisition of no less than a 125 year leasehold interest.

Reasonable Service Charge means a sum that covers the contribution requested from time to time for those services and facilities which are of a nature and to a standard reasonably required in connection with and which directly benefit the relevant Affordable Housing, such sum to be set at a fair and reasonable proportion of the costs relating to the services provided.

Social Rented Dwellings means Affordable Housing owned and managed by an Affordable Housing Provider available for rent at Target Rent and subject to a Reasonable Service Charge under an assured tenancy or equivalent.

Scheme Design and Quality Standards means standards in relation to the internal environment sustainability and external environment of Affordable Housing as set out in the Housing Corporation's document entitled 'Design & Quality Standards 2007' or such other replacement design standards as may be issued from time to time.

Shared Ownership Dwellings means Affordable Housing owned and managed by an Affordable Housing Provider sold subject to a Shared Ownership Lease

Shared Ownership Lease means a lease substantially in the form approved or published by the HCA whereby:

(a) the initial share sold to the leaseholder

(i) is a minimum of 25% (twenty five per cent) and a maximum of 75% (seventy five per cent) of the total equity in the unit; and

(ii) is sold for a premium equal to the corresponding percentage of the Open Market Value of the property; and

(b) the annual rent:

(i) does not initially exceed 2.75% (two point seven five per cent) of the full Open Market Value (assessed in accordance with the HCA's Capital Funding Guide) of the Registered Providers retained share of the equity in the relevant Shared Ownership Dwelling

(ii) is not at a level which is in conflict with any applicable Homes and Communities Agency successor restrictions relating to charges payable by the tenant; and

(c) the tenant:

(i) pays no more than a Reasonable Service Charge (where applicable) and

(ii) may in successive tranches purchase the remainder of the equity in the dwelling

Target Rent this means a rent which does not exceed the guideline rent determined through the national rent regime set from time to time.
A new condition to be added, requiring boundary treatments to be installed to the rear of neighbouring properties before any development works take place, in order to protect the privacy and amenities of occupants of these properties.

Prior to the commencement of the development hereby permitted, a plan indicating the positions, design, materials and type of boundary treatment to be erected along the boundaries with Nos 12-15 Foxgrove Path, Nos. 69-81 Heysham Drive and Nos. 2-4 Ashford Path shall be submitted to and approved in writing by the Local Planning Authority. The boundary treatment shall thereafter be erected prior to commencement of any site works and retained as such thereafter.
Reason: This is a pre-commencement condition to ensure that appropriate boundary treatments are proposed to safeguard the amenities of neighbouring properties and the character of the locality in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
New informative to be added with regard to the Public Right of Way:
The applicant is reminded that during the course of any development works at this site the existing Public Rights of Way should be protected to a minimum width of two metres, and the current surface maintained. In addition, the Public Right of Way must remain unobstructed by vehicles, machinery, materials, tools and any other aspects of the construction during works. The safety of the public using the route and any other routes to be used by construction traffic should be a paramount concern during works, safe passage past the site should be maintained at all times. The condition of the route must not deteriorate as a result of these works.  Any adverse effects to the surface from traffic, machinery or materials (especially overspills of cement & concrete) to be made good by the applicant to the satisfaction of the Highway Authority. If the above cannot reasonably be achieved then a Temporary Traffic Regulation Order would be required to close the affected route and divert users for any periods necessary to allow works to proceed. Further information and guidance should be sought from the Rights of Way officer (row@hertfordshire.gov.uk) before any works take place.

Councillor Stephen King proposed that the Committee carry out a site visit, seconded by Councillor Reena Ranger, to view the damp conditions on the site.  
Councillor Sarah Nelmes said that since this was just an outline application the plans did not show where the properties would be.  
Councillor Chris Whately-Smith advised that the drainage details would be included in the detailed plans and the proposed parking was indicative at this time. 
Councillor Reena Ranger said that although this was an outline planning application the Committee were expected to approve or refuse the scheme. Paragraph 7.8.3 of the report stated ‘the junction of Prestwick Road and Heysham Drive would operate well within its theoretical capacity’.  She asked for clarification on what theoretical capacity meant.  A site visit would enable the Committee to consider the number of units, the shortfall of parking and traffic implications.  The Planning Officer confirmed that the site had been allocated for 50 units and parking matters would be dealt with at a later date as part of the detailed planning application.

As requested by Councillor Peter Getkahn the Planning Officer gave an explanation on the difference between an Outline Planning Application and a Reserved Matters Planning Application.  An Outline Application was submitted to consider the principle of developing the site.  If approved the developer would then submit a Reserved Matters Planning Application which would contain information on the layout, scale, access, appearance and landscaping.
Councillor Phil Brading thanked Officers for the clarification provided on the difference between an outline application and a detail application.  The principle of the development on the site had already been agreed under the Local Plan for 50 dwellings which had been approved by the Secretary of State.  He did not object to the site visit but questioned the value at this time.
Councillor Chris Lloyd commented that the public footpath linked in with the London Loop.  He would prefer to go on a site visit once detailed plans were submitted.  He asked for any future detailed applications to come to Committee and not to have to be called in. The Planning Officers confirmed that this was acceptable and that any such applications would come before the Committee for determination.
Councillor Debbie Morris asked for clarification regarding the Local Plan issue.  The Planning Officer replied that the Local Plan was a Statutory Development Plan for the District so having dwellings on this site could not be objected to however the quantity could change.  This application was for 49 units whereas the Local Plan had allocated 50 units.
Councillor Debbie Morris stated that in Paragraph 7.8.3 of the report it stated that the Highway Authority would not expect to adopt the internal road layout, so who would?  The Planning Officer advised that it was expected that it would be maintained by the site owner, Herts County Council, although this would be a matter to be considered as part of the detailed planning application.
Councillor Chris Whately Smith mentioned the condition on the gappy hedge and boundary fence.  The Planning Officer said that landscaping was a Reserved Matter for future consideration, however, an Informative could be added. 
Councillor Phil Brading said the report had made reference to the observation of Bats foraging and flying around the edge of the site.  The boundary treatments should be tightened to preserve the ecology of the site and reduce overlooking.

The Planning Officer advised that Condition C6 covered landscaping, biodiversity and boundary enhancements/treatments.

Councillor Chris Lloyd said each house would be allocated one bicycle space with access past the existing houses.  He asked if there had been adequate consultation with the neighbours as he would like to see more information provided as part of the detailed application.
Ward Councillor Joan King was concerned about the impact on the diversity of the field with the development.  The site had been allocated in the Local Plan but there were concerns that if the site was developed where would all the water drain away to.  The Planning Officer advised a Condition had been included which required details on the Water Drainage System to be submitted to the Council for approval.
Parish Councillor Pam King said open spaces in South Oxhey were now being built on without thinking about the impact on local infrastructure, including the Doctor’s surgeries, schools, the increase in traffic in Oxhey Drive and reduction in parking.  

Councillor Eric Bishop referred to both the applications at item 5 and 6.  Local residents had raised concern about the sustainability of the area with two pubs, social clubs and schools being converted to housing.  The local train and bus services had been cut.  No more development should take place until additional infrastructure was in place.

On being put to the Committee the motion was declared carried the voting being 8 For, 0 Against and 3 Abstentions.

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

Councillor Chris Lloyd asked for Officers to circulate to the Committee a list of the key issues to look at during the site visit.
RESOLVED:

That the application be DEFERRED for a site visit and that details on the key issues Members needed to consider during the site visit be circulated.
PC92/17
17/2077/FUL – Demolition of existing garages and construction of 6 no. 2 bed 4 person flats for temporary accommodation with associated car parking and landscaping, at GARAGES REAR OF 12 TO 14 BOWRING GREEN, SOUTH OXHEY, HERTFORDSHIRE, for Three Rivers District Council
The Planning Officer advised the following updates:

Condition 15 on page 58, the wording of the Condition to be updated to require privacy screens to be provided.
The Landscape Officer had given comments and raised no objections and  confirmed the proposal would not impact on the Silver Birch.
A short film showing flooding on the site was shown to the Committee.
Councillor Sarah Nelmes said the flooding of the area was a concern, but it was hoped that with the landscaping of the site adequate soak away would improve the situation.
Councillor Reena Ranger had concerns about access to the site.  There was some dispute about whether there would be emergency vehicle access and, how cars would safely reverse out, turnaround or exit the site along with the separation distances.  Also there were safety concerns for pedestrians due to the narrow pathways.
Councillor Stephen King proposed a site visit due to concerns over the entrance to the site, the tight turning for vehicles within the site and traffic movements to and from the site.  Councillor Chris Whately-Smith said that there were already 33 garages on site so the principle of car movement to and from the site was already established.
Councillor Debbie Morris seconded the proposal for a site visit and raised the following concerns:
· Lack of parking, 6 spaces for 6 x 2 bedroom flats;
· 6 vehicle movements but what would happen when larger vehicles were reversing out as they would be unable to turn within the site and the road would get blocked;
· The pavement was only 61cm wide;
· Vehicles reversing out could not see the children and other pedestrians;

· There was discrepancy in the width of the road entrance;

· The traffic impact assessment stated the entrance was insufficient for emergency vehicles as it would be 4.1m wide.  Where were the measurements taken from as stated in Paragraph 4.1.4 of the Committee report. Clarification was required on the measurements and whether emergency vehicles could go through at Point B.

· Separation distances on page 46 and 47 of the Committee report would not meet the Council’s standards.  
· The windows of the existing residents would be able to overlook the amenity space which would compromise its use.

· There was a reference to 50% ownership of cars for those in temporary accommodation, but there would be visitors and deliveries.
Councillor Sarah Nelmes said in reality the traffic movements would be less than at the present time.  Given the cars go into the garages and residents walk down the road there was already pedestrian and vehicle movements taking place.

Councillor Alex Hayward said cars were fine but was it proven the garages were being used for resident’s cars.  This proposal was for residential accommodation not garage blocks. 

Councillor Reena Ranger stated that less than 10 of the garages were in use.  The local bus service was not regular and there should be a better standard of parking for the residents.  

Councillor Chris Whately-Smith said for temporary two bedroom family accommodation records show 50% of the families had cars.  Parking improvements could be made as part of the parking management plan.
The Planning Officer said there was potential on the site to look at the traffic diagrams to be able to reverse and turn on the site in a forward gear.  The space to turn on the site could be increased. 
Councillor Marilyn Butler referred to Page 47, Paragraph 7.3.9 of the Committee report and the overlooking from the upper floor windows.  The Planning Officer said the upper floor windows would be oriel windows which would be angled away to reduce any overlooking.

Councillor Chris Lloyd asked whether Condition C6 would cover the flooding issues on the site.  With regard to access for emergency vehicles under Condition C17 could it be clarified if a fire hydrant was required?  The Planning Officer stated that the current site was impermeable and there would be 390sqm of soft landscaping and the drainage scheme required full details to be submitted.  With regard to parking, the Planning Officers would consider the comments made and review the parking layout.  With regard to the fire hydrant the Planning Officer referred to the comments on Page 35, from Herts Property Services.  The access was sufficient for emergency vehicles and pedestrians.  On Page 50 of the Committee report the Highways Authority stated that access for emergency services was acceptable and the comments did not conflict with highways safety.

Councillor Reena Ranger said the Committee needed to see the plans to understand the measurements.

Councillor Joan King said the proposed development was not appropriate to use for temporary accommodation.  The garages were not in a good condition but the site was needed for parking.  If the site was developed it would make parking in the area even worse.  

Councillor Chris Lloyd proposed that approval be given to the application to delegate to the DCES the points raised and if it was not possible to resolve the points the application come back to the Committee.  

Councillor Alex Hayward wanted the Committee to go on a site visit to look at the access and parking and questioned the 50% of residents living in temporary accommodation having cars as it looked more like 61% had cars.  She also raised concerns regarding impact on the neighbours, separation distances, elevations, the relation to existing properties and parking.

The Planning Officer stated Officers would review the scheme and take on board the comments raised by Members. 
On being put to the Committee the motion was declared CARRIED the voting being 8 For, 1 Against and 2 Abstentions.
RESOLVED:

That the application be DEFERRED for a site visit.
That clarification be provided to the Committee on the CIL contributions for this application.

PC93/17
17/2169/FUL – Erection of agricultural workers dwelling with associated curtilage at The Mulberry Bush, Dawes Lane, Sarratt, WD3 6BQ for Mr Norris

Sarratt Parish Council said the application reflected the 2013 application which had been refused and upheld on appeal.  A new dwelling in the Green Belt would be inappropriate development in an Area of Outstanding Natural Beauty.  
In accordance with Council Procedure Rule 35 (B) Mr Petrie spoke against the application and Mr Norris spoke in support of the application.


Councillor Chris Whately-Smith said the financial viability had been discussed on several occasions and the business met the financial criteria to have a dwelling on the site. The siting of the dwelling had also been moved.  He moved the recommendation, seconded by Councillor David Major, that planning permission be granted subject to conditions and a Section 106 agreement.


Councillor Sarah Nelmes said the Committee should accept the professional advice given and that the site required a dwelling. She asked if the temporary accommodation would be removed and no other accommodation allowed on the site?  The Planning Officer stated that the Section 106 agreement required removal of the existing temporary accommodation prior to the occupation of the permanent dwelling.  No other buildings could be converted into accommodation and an application would be required in the future for consideration by the Council.  Where the barn building was on the site would be where the permanent dwelling would be placed.

Councillor Debbie Morris said there were significant differences in the agricultural barn and the proposed permanent dwelling.  The footprint of the dwelling would increase and the ridge height would increase by 1.4m.  She was also concerned by the Inspector’s comments at Paragraph 10.1.2 of the report and was not convinced the existing technology would rectify the problem in the required time.
The Planning Officer stated there was an increase in the height of the building by 1.4m but the dwelling would reduce the footprint of the current barn and the residential curtilage proposed for the new dwelling would be enclosed by the existing extensive hedgerows along the north-western and south-eastern boundaries reducing the extent of the residential incursion on the countryside.  Officers were unable to comment on the technical aspect but the functional and financial need for a permanent dwelling on the site had been met.
Councillor Chris Lloyd said the Committee went on a site visit and turned down the last location for the dwelling.  The Chiltern Conservation Board and Herts Environmental Record had not made any comments.  Condition C4 required the material samples to be submitted for approval to be similar to materials used in other parts of the Chess Valley.  Timber clad was proposed to reflect the rural location.

Councillor Alex Hayward asked if it had been proven the chickens could be seen from this location.  The Planning Officer said the functional need for the dwelling had been established and was significantly closer to the chickens than the original site.  The barn had been agreed on appeal and the groundworks, trenches and foundations had been done.  The floor levels had also been submitted.  

Any breach of conditions would be looked at separately.

Councillor Alex Hayward asked about the financial figures and the audit of receipts to prove the business was financially viable.  Four workers on the site were housed off site so how would this impact on the business going forward.  

The Planning Officers advised that the Section 106 agreement stated that the temporary accommodation had to be removed.  If the applicant wanted to convert another building on the site this would require a further application which could come back to the Committee for determination.

Councillor Chris Whately-Smith said the financial viability of the business had been independently undertaken and showed there was financial viability.  Two separate agricultural consultants had advised this.
Councillor Phil Brading said the business was viable and had been there for some time.  The Section 106 agreement was in place to remove the temporary accommodation.  The Council could take action if this was not complied with and could mean potential prosecution.

Councillor David Major asked if the dwelling would be tied to the site and could not be sold separately in the future.  The Planning Officer confirmed this was correct.

Councillor Marilyn Butler said the dwelling would be very visible from Moor Lane which was well used and compromise the view of the whole area and would set a precedent.  

On being put to the Committee the Motion was declared CARRIED the voting being 6 For, 4 Against and 1 Abstention.


RESOLVED

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


C1
 ASK   \* MERGEFORMAT 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: 1246.01.01 REV-E, 1246.03.01 REV-D, 1246.03.02 REV-B, 1246.03.03 REV-B, 1246.EX.01, 1246.PR.01 and TRDC 001 (Location Plan).


Reason: For the avoidance of doubt, in the proper interests of planning and to protect the openness and rural character of the Metropolitan Green Belt and the Chilterns Area of Outstanding Natural Beauty, in accordance with Policies CP1, CP2, CP3, CP4, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2, DM4, DM6, DM7, DM8, DM9, DM10, DM13 and Appendices 2, 3 and 5 of the Development Management Policies LDD (adopted July 2013).


C3
Prior to commencement of the development, a construction management plan to include details of the proposed parking area for contractors, sub-contractors and delivery vehicles, and methods of wheel washing during the construction programme shall be submitted and approved by the Local Planning Authority.  The approved scheme shall be adhered to for the duration of the works.



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


C4
Before the building operations hereby permitted are commenced, samples and details of the proposed external materials shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.



Reason: This is a pre-commencement condition to ensure that the external appearance of the building is satisfactory in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2, DM7 and Appendices 2 and 3 of the Development Management Policies LDD (adopted July 2013).


C5
No development shall take place until details (including sections) of the existing and proposed site levels and the proposed finished floor levels of the proposed building 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 in order to ensure a satisfactory form of development relative to surrounding buildings and landscape and to meet the requirements of Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2 and DM7 and Appendices 2 and 3 of the Development Management Policies LDD (adopted July 2013).


C6
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.



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



Reason: This is a pre-commencement condition in the interests of visual amenity in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2 and DM7 and Appendices 2 and 3 of the Development Management Policies LDD (adopted July 2013).


C7
The development shall not commence until details of space to be laid out within the site in for two cars to be parked has been submitted to and approved in writing by the Local Planning Authority. The parking spaces shall be constructed in accordance with the approved plans prior to the first occupation of any part of the development hereby permitted and shall thereafter be kept permanently available for the use of residents and visitors to the site.



Reason: This is a pre-commencement condition to minimise danger, obstruction and inconvenience to highway users in the interests of safety in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C8
Notwithstanding the provisions of the Town and Country (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 B – enlargement consisting of an addition to the roof



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



Class G – provision of a chimney, flue, soil or vent pipe



Class H – installation, alteration or replacement of an antenna



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 in the interests of the visual amenities of the site and the area in general, in accordance with Policies CP1, CP9, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2, DM7 and Appendices 2 and 3 of the Development Management Policies LDD (adopted July 2013).


C9
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 to meet the requirements of Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2, DM7 and DM9 and Appendices 2 and 3 of the Development Management Policies LDD (adopted July 2013).


C10
The development shall not be occupied until the energy saving measures detailed within the Energy Statement prepared by Darren Evans dated 29 March 2016 submitted as part of the application are incorporated into the approved development.


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).

C11
The occupation of the agricultural worker's dwelling hereby permitted shall be limited to a person(s) solely or mainly working, at The Mulberry Bush in agriculture, or a widow or widower of such a person, and to any resident dependants.



Reason: The site is within an area where a dwelling would not normally be permitted and permission is only granted because the dwelling is intended to serve the needs of agriculture in accordance with Policy CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM7 and Appendix 3 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 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.
I3
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.
I4
The applicant is reminded that this planning permission is subject to either a unilateral undertaking or an agreement made under the provisions of Section 106 of the Town and Country Planning Act 1990.
PC94/17
17/2204/FUL - Erection of a 9,212 sq m (GIA) secondary school, for 1206 pupils, incorporating the erection of a two storey academic building, sports hall and facilities, playing fields, landscaping, 1,242 sq m (GIA) of temporary accommodation (Use Class D1) together with car parking, drop-off area and associated highway works for Croxley Danes Free School at land north east of BALDWINS LANE, CROXLEY GREEN, HERTFORDSHIRE on behalf of the Education and Skills Funding Agency
The Planning Officer reported that a further 17 neighbour comments had been received all of which were in support of the application. 

Herts Archaeology had confirmed that the development had the potential to impact on significant heritage assets with archaeological interest. Pre-commencement conditions concerning an evaluation of the site and mitigation measures were therefore recommended.
A Transport Assessment Addendum had been submitted following meetings with the Planning Authority, Highway Authority and local traders. As a result the applicant has devised an alternative access arrangement that retains 7 parking spaces within the public highway, additional traffic calming measures and pedestrian improvements. Further improvements have been identified including widening the approach to the Watford Road roundabout although this is subject to further discussion with the Highway Authority. A new Parking Beat Survey has been conducted and the results will be available at a later date. It should be noted that parking controls within the highway will be subject to a Traffic Regulation Order if planning permission is granted.

It is also proposed to re-position the construction site accommodation and contractor parking area to the rear of the school, on the area proposed as tennis courts. This amendment is to prevent conflict with the movements associated with the temporary school and improve permeability around the site.  The details will form part of an updated Construction Management Plan.

The changes made will require re-consultation with neighbours/consultees for an additional 21 days.


Councillor Phil Brading recognised the need for additional school places and the site had been allocated as part of the Local Planning process although against the wishes of the Council and Watford Council but now had to make the best use of what was a difficult site.  The site had been taken out of the Green Belt as part of the planning process.  It was noted that the buildings, car parking and hard surfacing were within the build area. The lime trees were within the Green Belt and would be incorporated into the build.  

Councillor Peter Getkahn was disappointed with the design although budget constraints were an issue and you could make better of the site.  The residential amenity space would be compromised by the closeness of the tennis courts and with the potential for lighting at night.  The Planning Officer stated that no lighting was proposed.  There would be a 3m high metal fence surrounding the site and a vegetated buffer which would enhance the hedging there already.

Councillor Peter Getkahn said this was a very large site with the potential to reduce its impact on the residents.

Councillor Sarah Nelmes said the proposed location for the tennis courts was the wrong place.  It was only a matter of time before the floodlighting was installed.  


Councillor Debbie Morris asked if the tennis courts were just for tennis or would they allow for other sports like netball?  The Planning Officer stated that the netball courts were to be located between the two arms of the building and these courts were solely for tennis.  


Councillor Chris Lloyd said the tennis courts were a similar distance to the tennis courts on the Green but sought clarification on the noise barrier for residents.  


Councillor Phil Brading said the impact of the school in this location was going to be severe.  The residential amenity space would be affected by the traffic particularly in the morning rush hour in Baldwins Lane.  A large number of residents were already affected by the traffic from the M25 at Kings Langley which often used the lanes to get to the Green at the top of Baldwins Lane and then down Baldwins Lane to the Watford/Croxley business parks.  The traffic from Rickmansworth to Watford at the roundabout at the bottom of Baldwins Lane could make the journey to Watford Town Hall more than 30 minutes in the morning.  Enlarging the roundabout to cope with additional traffic will make it more dangerous for pedestrians.  The residential roads will be impacted on with more holds up and more short cuts created with parking becoming almost impossible.  On the immediate vicinity changes made to the right turning lane to turn into the school were welcomed as was the upgrading of the existing crossing with a full pelican crossing timed to change at regular intervals. As much of the parking as possible should be retained for the shops on both sides of the road with a proper parking scheme to be worked up.

Councillor Chris Lloyd asked if the width restriction in Baldwins Lane under the bridge could be removed to protect the shoppers and the people working in the shops.  


Councillor Peter Getkahn asked if pedestrian access to the site could also be from Rousebarn Lane to persuade the pupils to walk to school.


Councillor Phil Brading had a contrary view to this as this would require a major redesign and changes which would require further consultation.


Councillor Sarah Nelmes noted that pupil parking spaces were to be provided.  Pupils should be encouraged not to drive to school or given a contract not to drive or take car.  


Councillor Phil Brading said a double decker car park should be provided which would be half the footprint but would provide the same number of car parking spaces.  Were electric vehicle charging points to be provided?  He was very upset with the number of trees to be lost including those within the lime avenue.  He hoped that the number of trees lost would be restricted.  He was not able to support the proposed loss of trees.

Councillor Alex Hayward was mindful that four students sharing a vehicle should be allowed.  


Councillor Reena Ranger said some element of student parking should be provided.

Councillor Sarah Nelmes asked if there would be separate access for the sports and changing facilities out of hours.  The Planning Officer advised that details of the out of hours access is detailed within the Design and Access Statement with much of the school secured during out of hours.

Councillor Alison Wall asked if the steel railings around the perimeter of the school could be minimised so as not to have a negative impact on the hedgerow.  Traffic and parking for 224 arrivals and 206 departures with over 1000 pupils and 95 staff at full capacity and part time teachers under established the use of the site.  Cycle use needed to be encouraged but would be hazardous unless safety measures were implemented.  Car parking for the retailers needed to be reconsidered as they would lose 8 spaces.  No lime trees should be felled.  The hedgerow was important and the trees should be inspected prior to any felling taking place. 

Councillor Rupert Barnes asked how the flow of school traffic would be dealt with.  He also had concerns about the loss of the Green Belt land, drainage and parking for the shops in Baldwins Lane.


Councillor Steve Drury said the County Council rule was a minimum of 2 trees for 1 tree.  On the community use for the sports facilities lighting would be required for out of hours use by the local community.  There was no mention of a ground source heat pump or rainwater harvesting or groundwater harvesting. 


Councillor Phil Brading said there was a lack of sustainable methodology on the development. Temporary classrooms were to be placed in the wettest corner of the site.
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 the general comments detailed in Minute PC94/17 with regards to the material planning issues raised by the application.
PC95/17
17/2212/FUL – Demolition of existing garage and construction of single storey side and rear extension including alterations to existing conservatory and new hipped roof to porch at 158 TOMS LANE, NGS LANGLEY, HERTFORDSHIRE, WD4 8NZ for Mr Armando Benvenga

Councillor Chris Whately-Smith moved, seconded by Councillor Sarah Nelmes that planning permission be granted subject to conditions.


On being put to the Committee the motion was declared CARRIED 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: 472/D001, 472/D002 Rev A, 472/D003, 460/D004 Rev B and 472/D005 Rev B.


Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities and openness of the Green Belt and the locality and residential amenity of neighbouring occupiers, in accordance with Policies CP1, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2, 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).

C4
Before the first occupation of the extension hereby permitted the flank windows facing No. 156 Toms Lane 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).

Informatives:

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

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

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

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

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

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

I2
The applicant is reminded that the Control of Pollution Act 1974 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, 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 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.

PC96/17
17/2324/FUL – Erection of log cabin outbuilding at allotment gardens at ALLOTMENT LAND, NEWPORT MEAD, SOUTH OXHEY, HERTFORDSHIRE for Ms Christine Wyard
Councillor Stephen King moved, seconded by Councillor Chris Lloyd, that planning permission be granted subject to no new material considerations being raised and subject to conditions.

On being put to the Committee the motion was declared CARRIED 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: 172033-D-01, 172033-D-02, 172033-D-03, 172033-D-04

Reason: For the avoidance of doubt and in the proper interests of planning and to safeguard the character and appearance of the area and the residential amenity of neighbouring occupiers, in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM6, DM12 and DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C3
The cabin shall not be erected other than in the materials as have been approved in writing by the Local Planning Authority as shown on the plans submitted with the application 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)

C4
The outbuilding hereby permitted shall only be used for purposes ancillary to the use of the site as allotments and no other purpose.

Reason: To safeguard the residential amenities of neighbouring properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011).

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

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

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

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

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 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, 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.
I4
The applicant is advised to avoid the bird nesting season (March to August inclusive according to Natural England) when it comes to tree removal (or severe pruning).

Reptiles, Amphibians, Hedgehogs may use the allotments for foraging and sheltering. If possible, keep the vegetation where the cabin will be positioned as short as possible to make it unsuitable for these animals to cross. 

Any building materials that may act as resting places should be raised off the ground (on pallets or batons, for example). In the event that any animals (with the exception of Great Crested Newts) are encountered, they should be moved carefully out of harm’s way or be allowed to make their own way out of the development site.


In the unlikely event that a Great Crested Newt is encountered during construction works, work must stop immediately and ecological advice taken on how to proceed lawfully from an appropriately qualified and experienced Ecologist or Natural England: 0300 060 3900.
CHAIRMAN
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