
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 22 September 2016   from 7.30pm to 9.04pm.
Present:
Councillors Chris Whately-Smith (Chairman) Chris Lloyd (Vice-Chairman), Diana Barber, Phil Brading, Marilyn Butler, Peter Getkahn, Alex Hayward, Stephen King, David Major and Debbie Morris, Reena Ranger and Ann Shaw OBE.
Councillor Chris Lloyd joined the meeting at 7.39pm.
Officers:
Joanna Bowyer, Claire Westwood, Suzanne O’Brien, Terence Flynn, Helen Wailling.
Also in attendance: Councillors Sarah Nelmes and Paula Hiscocks and Parish Councillor Liz Burns.
About 81 members of the public.

P  C47/16
MINUTES


The Minutes of the Planning Committee meeting held on 18 August 2016 were confirmed as a correct record and were signed by the Chairman.
P  C48/16
NOTICE OF OTHER BUSINESS

There was none.
P  C49/16
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda items 8 and 11 as a Member of the Parish Council (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 Reena Ranger declared a non-pecuniary interest in agenda item 14.
PC50/16
Consideration of Objections and Confirmation of Three Rivers (30 Blacketts Wood Drive, Chorleywood) Tree Preservation Order 2016

Councillor Ann Shaw, seconded by Councillor Debbie Morris, moved that the objection is noted but that the Three Rivers (30 Blacketts Wood Drive, Chorleywood) Tree Preservation Order 2016 is confirmed without modification.
On being put to the Committee the motion was declared CARRIED the voting being unanimous.

RESOLVED:


That the objection is noted but that the Three Rivers (30 Blacketts Wood Drive, Chorleywood) Tree Preservation Order 2016 is confirmed without modification.

PC51/16
  

  

  

  
Consideration of Objections and Confirmation of Three Rivers (The White House, East Lane, Bedmond) Tree Preservation Order 2016


In accordance with Council Procedure Rule 35 (B), Mr A Cutter spoke against the Tree Preservation Order.

Members noted that Tree T2 was not in contact with the building or the gutters. The willow was a low-growing shrub, rather than a tree.


Councillor Chris Whately-Smith, seconded by Councillor Ann Shaw, moved that the objection is noted and that the Three Rivers (The White House, East Lane, Bedmond) Tree Preservation Order 2016 be modified to remove both T1 and T2.


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


RESOLVED:

That the objection is noted and that the Three Rivers (The White House, East Lane, Bedmond) Tree Preservation Order 2016 be modified to remove both T1 and T2.
  P  C52/16
16/1179/FUL - Construction of two detached dwellings on land to the rear of 4 to 10 Bucknalls Lane with detached single garage and associated landscaping and access via Tudor Manor Gardens at REAR OF 4, 6, 8 AND 10 BUCKNALLS LANE, GARSTON, WATFORD, WD25 9JQ for Heathfield Homes Ltd
The Planning Officer reported that one further neighbour comment had been received in relation to the re-consultation on amended plans stating that the original objections submitted would continue to apply.
Councillor Reena Ranger noted the Parish Council comments but said that there was a shortage of housing and this development would have its own access via the existing road. Traffic calming measures were welcomed but what about manoeuvrability? She referred to the vegetation and paragraphs 7.5.4 and 4.1.8 of the report, and asked that the conditions on this be robust.
In response to these points the Planning Officer said that the proposed layout allowed sufficient space for the turning of vehicles. If an obstruction was caused to driveways by inconsiderate parking, this would not be a planning issue. The conditions proposed required the submission of a landscaping scheme. Informative 4 should be taken on board as part of any condition. The Applicant could choose a different landscaping approach but the Landscape Officer would need to consider if this was appropriate. 
Councillor Phil Brading asked about the distance between the frontage of the houses and the rear gardens of the houses they were overlooking. The Planning Officer said that the southern plot was set over 28m from the closest single storey part of the neighbours’ homes. Paragraphs 7.3.13 and 7.3.14 referred. While the northern plot was less than 28m, as set out at paragraph 7.3.14 this was considered acceptable according to the circumstances of the application.
Councillor Phil Brading asked if officers could look at the materials used – the colour of the brickwork and the window frames, so that they matched the buildings already there. The Planning Officer confirmed that Condition C3 required samples to be submitted in advance so that they matched. 

Councillor Ann Shaw moved, seconded by Councillor Stephen King, that the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that PLANNING PERMISSION BE GRANTED, subject to conditions.

On being put to the Committee the motion was declared CARRIED the voting being 10 For, 0 Against and 2 Abstentions.


RESOLVED: 


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


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



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


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

HIL/GAR/12/01Kb, HIL/GAR/12/02G, HIL/GAR/12/03J, HIL/GAR/12/04B, HILL/GAR/12/05, HIL/GAR/12/05A, TRDC001 (Location Plan)



Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM4, DM6, DM8, DM9, DM10, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013). 


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


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

C4
Before the first occupation of the dwellings 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 rooms in which the windows are 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).

C5
The development shall not be occupied until there has been submitted to and approved in writing by the Local Planning Authority a plan indicating the positions, design, materials and type of boundary treatment to be erected. The boundary treatment shall be erected prior to occupation and maintained in accordance with the approved details. 

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

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 trees and hedgerows to be retained, and details of proposed planting.

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 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C7
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall 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 details included in Arboricultural Impact Assessment prepared by Tree Sense Arboricultural Consultants (HHL_46810BL_AIA_002).

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

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

C8
No trees, hedgerows or shrubs within the curtilage of the site, except those shown in the Arboricultural Impact Assessment prepared by Tree Sense Arboricultural Consultants (HHL_46810BL_AIA_002), shall be felled, or pruned, nor shall any roots be removed or pruned without the prior consent of the Local Planning Authority during development and for a period of five years after completion of the development hereby approved. Any approved works shall be carried out in accordance with BS: 3998 (2010) ‘Recommendations for tree works’. Any trees, hedgerows or shrubs removed or which die or become dangerous, damaged or diseased before the end of a period of five years after completion of the development hereby approved shall be replaced with new trees, hedging or shrub species (of such size species and in such number and position as maybe agreed in writing), before the end of the first available planting season (1st October to 31st March) following their loss or removal.

Reason: The existing trees/hedgerows/shrubs represent an important public visual amenity in the area and should be protected in accordance with 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).

C9
No development or other operation shall commence on site until a scheme (herein called the Approved Method Statement of Arboricultural Works Scheme) which indicates the construction methods to be used in order to ensure the retention and protection of tree, shrubs and hedges growing on or adjacent to the site has been submitted to and approved in writing by the Local Planning Authority.

No operations shall commence on site in connection with the development hereby approved (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) until the tree protection works required by the approved scheme are in place on site.

The fencing or other works which are part of the approved scheme shall not be moved or removed, temporarily or otherwise, until all works including external works have been completed and all equipment, machinery and surplus materials removed from the site.

Reason: This is a pre commencement condition to ensure that the protected trees are not affected during construction of the development hereby permitted, in the interests of visual amenity and in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C10
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 B - enlargement consisting of an addition to the roof

Class C - alteration to the roof

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 site and the area in general, 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
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) the garages of the detached dwellings hereby permitted shall be retained primarily for the garaging of private motor vehicles. No alterations shall be carried out to the garage such as to prevent their use for garaging private motor vehicles.

Reason: To safeguard the amenities of the occupiers of neighbouring residential properties and to ensure sufficient parking safeguarding the character and appearance of the area in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).

C12
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).

C13
Prior to the occupation of the 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 permanently maintained thereafter.

Reason: To ensure that the development meets the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM4 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and to ensure that the development makes as full a contribution to sustainable development as possible.
C14
The development shall be carried out in accordance with the Protected Species Constraints Assessment prepared by Maydencroft and dated February 2015. 

Reason: To ensure that any protected species are safeguarded and to meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C15
The development shall not begin until details of the proposed tree retention measures and any vegetation trimming and/or replacement planting within the vicinity of the highway access from Tudor Manor Gardens 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 prior to first occupation of the development hereby permitted.

Reason: This is a pre commencement condition in order to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM8, DM9, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C16
The development shall not begin until full details of all proposed vehicle access, parking arrangements and wheel washing facilities proposed during the construction period have been submitted to and approved in writing by the Local Planning Authority. Details should be submitted in the form of a Construction Management Plan.  


The approved Construction Management Plan shall be adhered to throughout the construction period.

Reason: This is a pre commencement condition in order to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).
C17
Notwithstanding the details on the approved plans, no development shall take place until a scheme for the separate storage and collection of domestic waste has been submitted to and approved in writing by the Local Planning Authority. Details shall include siting, size and appearance of refuse and recycling facilities on the premises. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter. 

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

Informatives:


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

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

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

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

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

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


I3
All works required to be undertaken on the adjoining Highway will require an Agreement with the Highway Authority. Before commencing the development the applicant shall contact HCC Highways Development Management, County Hall, Pegs Lane, Hertford, SG13 8DN to obtain their permission and requirements. This is to ensure any work undertaken in the highway is constructed in accordance with the Highway Authority's specification and by a contractor who is authorised to work in the public highway.


I4
The Landscape Officer has advised in relation to landscaping proposals for the site that the planting specification prepared by Gardenlife Landscapes is encouraging with the trees specified as 50ltr container grown. However, it would be preferable to see the Purple Plum removed and further native trees added to the three which are already proposed. Consideration should also be given to including fruit trees within the new gardens to compensate for the loss of apple and cherry trees. The boundary planting is proposed to be Pyracantha which could lead to problems. Beech or Hornbeam hedging would be more appropriate.  

I5
In order to protect breeding birds, their nests, eggs and young, site clearance activities should only be carried out during the period October to February. If this is not possible then a pre-development (same-day) search of the area should be made by a suitably experienced ecologist. If active nests are found, then clearance work must be delayed until the juvenile birds have left the nest and are fully independent or professional ecological advice taken on how best to proceed.

I6
With regard to surface water drainage it is the responsibility of a developer to make proper provision for drainage to ground, water courses or a suitable sewer. In respect of surface water it is recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving public network through on or off site storage. When it is proposed to connect to a combined public sewer, the site drainage should be separate and combined at the final manhole nearest the boundary. Connections are not permitted for the removal of groundwater. Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. They can be contacted on 0800 009 3921. 

I7
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The 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.
PC53/16
16/1316/FUL – Single storey side extension, part single part two storey rear extension and subdivision of the existing dwelling into one two-bedroom and one three-bedroom semi-detached dwelling at 180 HIGHFIELD WAY, RICKMANSWORTH, WD3 7PJ for Ms K Hurst & Mr J Davies  
In accordance with Council Procedure Rule 35 (B), Mr J Davies spoke in favour of the application.

Councillor Phil Brading made the following points:
· Noise – internal walls in a single dwelling were usually only one brick in thickness. The Planning Officer said that noise was a building regulations matter but an advisory informative could be added.
· Condition C3 – it was important this was understood and strengthened so that if future maintenance was carried out, it would still look like one building. The Planning Officer said that Condition C3 was considered sufficient for this application. Permitted Development Rights had been removed so any changes would need planning permission (Condition C5). An addition could be made to the Condition to also include Class B, Part 2, relating to painting. 
Councillor Reena Ranger said she agreed with the statement in Paragraph 8.2.3 regarding harm to the character and appearance of the area. She felt that this type of development encouraged one home at a time, and would change the District in the future. 
The Chairman said they already had the Planning Inspector’s decision, and if the application was declined on that basis the Council would lose at appeal.
Councillor Peter Getkahn said that the District needed a mix of houses in different areas, as this built communities. They must ensure that families of all incomes could purchase houses. 
Councillor Ann Shaw moved, seconded by Councillor Peter Getkahn, that planning permission be granted subject to the conditions in the report, but that Condition C5 be amended to remove permitted development rights for painting, and that an additional informative in relation to Building Regulations and soundproofing measures be added.
On being put to the Committee the motion was declared CARRIED the voting being 9 For, 0 Against and 3 Abstentions.

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: TRDC001 (Location Plan), highfiedway-180/0, highfiedway-180/1 rev. c, highfiedway-180/2, highfiedway-180/3 rev. c, highfiedway-180/5, highfiedway-180/6 rev. c, highfiedway-180/8 rev. c.



Reason: For the avoidance of doubt and in the proper interests of planning, in accordance with Policies CP1, CP2, CP3, CP4, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM4, DM6, DM8, DM10 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA1 of the Site Allocations LDD (adopted November 2014).

C3
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 at no. 180 Highfield Way.



Reason: To ensure that the external appearance of the buildings 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
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 siting, size and appearance of refuse and recycling facilities on the premises. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter. 



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

C5
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 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



Part 2



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



Class C - exterior painting



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 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
Prior to occupation of the development hereby permitted, the approved boundary treatment as shown on drawing no. highfieldway-180/8 rev. c shall be erected in accordance with the approved details and shall be permanently maintained as such thereafter. 



Reason: To ensure that appropriate boundary treatments are proposed to safeguard the amenities of neighbouring properties and the character of the locality in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C7
The development shall not be occupied until the energy saving measures detailed within the submitted Energy Statement are incorporated into the approved dwellings and permanently maintained thereafter.



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

C8
Before the first occupation of the building/extension hereby permitted the window(s) in the first floor of the west elevation 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 window(s) 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.


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.

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: 0845 6014523



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



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

I5
Best practical means shall be taken at all times to ensure that all vehicles leaving the development site during construction of the development are in condition such as not to emit dust or deposit mud, slurry or other debris on the highway.

I6
The developer should be aware that the required standards regarding the maintenance of the public right of way and safety during the construction. The public rights of way along the carriageway and footways should remain unobstructed by vehicles, machinery, materials and other aspects of construction works.

I7
The applicant is advised that they must comply with Building Regulations but request is made that the applicant considers additional soundproofing measures above the requirements of Building Regulations.
PC54/16
16/1457/FUL - Demolition of existing garage and erection of single storey outbuilding with chimney flue, at BANK END, 50 QUICKLEY LANE, CHORLEYWOOD, RICKMANSWORTH, HERTFORDSHIRE, WD3 5AF, for Mr & Mrs McGrath. 

Councillor Phil Brading, seconded by Councillor Chris Whately-Smith, moved that planning permission be granted, subject to the conditions in the report.


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


RESOLVED:


That PLANNING PERMISSION BE GRANTED subject to the following conditions:
C1
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: 0115/01, 0160/1, 0160/3 Rev. D, 0160/4 and 0160/5 Rev. F. 


Reason: For the avoidance of doubt and in the proper interests of planning and to safeguard the character and appearance of the Conservation Area in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM6, DM9, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and Chorleywood Station Estate Conservation Area Appraisal (2005).

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 Policies DM1, DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C4
The proposed single storey outbuilding shall not be occupied or used at any time other than incidental to the enjoyment of and ancillary to the residential dwelling located on the site and it shall not be used as an independent dwelling. 



Reason: The creation of a separate and independent unit would not comply 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.

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. 

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: 0845 6014523


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


(As an alternative to proceeding with caution, the applicant may wish to commission an ecological consultant before works start to determine whether or not bats are present. A list of bat consultants can be obtained from Hertfordshire Ecology on 01992 555220).
PC55/16     16/1488/FUL - Demolition of existing double garage and construction of replacement detached outbuilding, at 25 Langley Lane, Abbots Langley, Hertfordshire, wd5 0ls, for Mr Egan


In accordance with Council Procedure Rule 35 (B), Mr L Egan spoke in favour of the application.

Councillor Phil Brading moved, seconded by Councillor Alex Hayward, that planning permission be granted subject to the conditions in the report.
On being put to the Committee the motion was declared CARRIED the voting being unanimous.


RESOLVED:
That PLANNING PERMISSION BE GRANTED subject to the following conditions: 
C1
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: DPL.99, DPL.01, DPL.02, DPL.03, DLP.04, DPL.05, DPL.06, DPL.07, DPL.07 (Existing Street Scene), DPL 08, DPL.08 (Proposed Street Scene), DLP. 09.


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).

C4
The proposed outbuilding shall not be occupied or used at any time other than incidental to the enjoyment of and ancillary to the residential dwelling located on the site and it shall not be used as an independent dwelling. 

Reason: The creation of a separate and independent unit would not comply 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.

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 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.

I4
Road Deposits: Best practical means shall be taken at all times to ensure that all vehicles leaving the development site during construction of the development are in condition such as not to emit dust or deposit mud, slurry or other debris in the highway. This is to minimise the impact of construction vehicles and to improve the amenity area.

I5
The applicant is advised that storage of materials associated with the development should take place within the site and not extend into within the public highway without authorisation from the highway authority, Hertfordshire County Council. If necessary further details can be obtained from the County Council.
PC56/16
16/1523/FUL - Construction of a new secondary school incorporating construction of a two storey academic building; ancillary sports hall and facilities; playing fields and landscaping bund; together with new car parking areas; drop-off and related highway works including a new roundabout to facilitate access, at PROPOSED DEVELOPMENT SITE AT LONG LANE, MILL END, HERTFORDSHIRE, for The Reach Free School on behalf of the Education Funding Agency
The Planning Officer reported that Hertfordshire County Council (HCC) as Lead Local Flood Authority had raised an initial objection to the application as set out at section 4.13 on page 84.  The applicant had submitted additional information which has been reviewed by HCC who have today provided revised comments advising that they raise no objection on flood risk grounds subject to conditions.  The relevant sections of the report would be updated when the application was returned to Committee in October.

The applicant was providing additional information and clarification in response to the Landscape Officers’ comments set out at section 4.3 of the Committee report (page 73) and the report to the October Committee meeting will be updated accordingly.

Further correspondence has been received from an objector.  In summary, they reiterated their objections and concerns that the site was formerly a chalk or gravel pit and that disturbing the ground would result in the release of silica and other harmful dusts which will be harmful to health.  They also considered that the proposal was in breach of the Human Rights Act which entitled people to peaceful enjoyment of their property.

Correction: The last sentence of paragraph 7.5.10 on page 105 should read;

The applicant has confirmed that they are happy to upgrade their proposals to include a Toucan crossing.

As Members were aware, this was a preliminary report and the material considerations would be discussed in full in the updated report to be returned to Committee in October.
Councillor Ann Shaw said the following:

A new school was needed - there was no question about that.
The Council had opposed the present site but had been overridden by Hertfordshire County Council (HCC) and the Government Inspector.

She was aware of the local resistance to the loss of any of this splendid open land, farmed for at least 9 centuries. But the Council had lost that battle.

She believed that they must now do their best to improve the plan and reduce the environmental destruction. She did not accept the comment that everything planned would be acceptable in 15 years’ time.
She made a number of comments and questions:
· The proposed roundabout should be relocated. Presumably there was nothing to prevent this?
A roundabout may well be necessary but its proposed location was unacceptable. It should be moved over onto the land on the build site that had been removed from the Green Belt. This would leave the grass triangle (not removed from the Green Belt) intact and protect the residents from serious encroachment on their home environment.
· The existing traffic problems seem to be ignored.
Residents believe only one traffic count took place. She was concerned about the lack of understanding of the present serious traffic problems this development would bring. 

-there was regular gridlock, several times a week (including that morning) because of the existing traffic pressure on the A412 and M25.

-no recognition of the dangers caused by the haulage yard access, where the size of the vehicles forces all traffic, in both directions to halt. The haulage yard access seems to be ignored.
-failure to acknowledge the impact on existing homes of removing the green triangle and bringing all the A412 traffic onto their doorsteps.

(There was reference to the loss of calamint plants, but what about consideration for local families?)

· The traffic would be forced onto the narrow service road with its dangerous junction with Uxbridge Road. The road could not accommodate this extra, heavy pressure. How would the narrow service road be protected?
· Where are the speed management plans? A bit of hatching was not enough.
These problems can only be avoided by re-siting the roundabout onto the school build land. What speed management plans were there?
There had been 100 accidents here since 2011. This seems to be ignored.

· The gas main appeared to be under the proposed roundabout – what happened if it needed servicing? How will work to the gas main be accommodated?

· The suggestion that the bus stop was moved to the junction with Springwell Lane/Drayton Ford was incredible. There seemed to be a total unawareness of the already existing danger of this junction, especially poor visibility. There was already the likelihood of heavily increased traffic as the weight restriction on the bridge was to be lifted which would inevitably attract increased traffic, especially heavy vehicles, to access the M25.  If a new site was needed for the bus stop, Drayton Ford was too dangerous. What other sites had been considered?

· If the site planned for a pedestrian crossing, west of the roundabout, was suitable for a crossing, it was surely suitable for a bus stop? If the roundabout was moved the bus stop could remain where it was, causing no problems.

· The proposed felling of the trees to accommodate the proposed bus stop was totally unacceptable because of the impact on the homes there. 

· The parking provision was not convincing. The Council was aware of the situation around St Clement Danes and Rickmansworth School – adjacent residential roads are crammed with parents dropping off pupils and 6th formers parking there all day.

The application assumes all pupils are under 17. This won’t last! Provision should be made now.
The parking provision will need to be expanded, what plans are there for this?

Will on-site parking be available for out of school hours activity?
-what provision would be made to control this?

-weekend events must have access to on-site parking, was this planned?

· Construction traffic must be kept on site. How would this be done?  How would construction traffic be kept on site?
· The site had been checked for flooding. She agreed that tidal flooding was unlikely but what about the road ponding and flooding- it happened regularly. The statement that it would be ‘no worse than the existing situation’ was not good enough. Flooding caused Long Lane to be closed and the Uxbridge Rd to be inundated – was this to be ignored? The existing road flooding seemed to have been ignored.
· At a time when the health risks of vehicle pollution, especially for children, were being emphasised can we presume there was evidence that the impact of proximity to these busy roads was acceptable in health terms? What national authority had been consulted about air pollution health risks for young people?

· Many of us resent the dismissive descriptions of this wide stretch of open farm land as ‘vacant’, ‘poor landscape value’, ‘featureless’. This was not what the photos show or what we see every day.

· The whole landscaping plan needs far more detailed attention. When would a more detailed landscaping plan be submitted?

· The tree report was mostly incomprehensible. The minimum number of trees should be removed and must be replaced.

· Are the hedges along the link road to be retained?  They provide a splendid green barrier. It was very difficult to tell from the bund drawing what was planned. Will the hedges along the link road be retained?

She believed that most of these issues could be dealt with but the questions needed answers.

If they could have a more sensible and acceptable location for the roundabout it would certainly make a huge difference – it was essential this was carefully considered and agreed.   

She had checked the reference to a gravel pit and there is no evidence or record of gravel extraction on this land back as far as c.1920.
Councillor Debbie Morris made the following comments:

· Sports pitches – Sport England was concerned that the current proposal would not ensure that the sports pitches were compliant with Sport England standards. This must be ensured.
· 7.5.11 – proposal of gravel footpath – the Landscape Officer had queried the use of gravel. She had concerns that the gravel surface would not be sufficient for bikes, wheelchairs or buggies. An alternative covering needed to be used. 

Councillor Chris Whately-Smith noted that no lighting was proposed for the MUGA. If the proposed community use was to be adequate, the lighting needed to be addressed otherwise there would be impact on its use. Members ask that officers find out why lights were not being proposed for the MUGA.
Councillor Peter Getkahn said the site would make it almost impossible to pass on that part of the road. The design of the building and the whole approach lacked innovation. 

Transport Plan – he would not cycle on that road as it was so dangerous already! Tunnelling or something else could have been used. 

The design was not inspiring for children.

Councillor Reena Ranger said the report gave an opportunity to get this application right for a school for future generations.
Activity at the school would take place outside school hours, however the traffic analysis had been carried out during school hours only. This needed to be looked at more holistically.

On car parking on page 73 of the report – sustainable methods of transport. In reality, parents had multiple drop-offs and had to go to work, so they might not be able to use sustainable transport. They needed to ensure that there was enough parking provision. 

Councillor Phil Brading said that he agreed with Councillor Getkahn, but that unfortunately the Planning Inspector had imposed this site. The site was far from ideal, and there were already enormous problems with that road, which were worse when the M25 was shut. He shared Councillor Shaw’s views about the roundabout, which would make the situation for residents appalling. This layout would not sustain the volumes of transport involved. The best they could do was to ask officers to take away the comments made, and refer them to the Highways Authority.
Councillor Chris Whately-Smith referred to the Travel Plan and said that this would need enforcement by a dedicated person on the site to actively manage it. 

Councillor Reena Ranger said that a lot of schools had exacerbated problems with parking and traffic because they offered coach services, which was green and commendable but prevented cars coming into the car park. 

Councillor Sarah Nelmes, Ward Councillor, said the following:

She and Councillor Seabourne, as Penn & Mill End Councillors and residents, supported in principle the application for the new school, but had serious concerns about many aspects of the plan including position and design. However their major concern was the proposed new road layout.

 

While they accepted that a roundabout was possibly the best way of accessing the site, the proposed location of the roundabout was unacceptable for planning, environmental and safety reasons and went against Three Rivers Council’s Strategic Plan objectives.  

The use of and loss of Green Belt land outside the build zone to accommodate the roundabout could not be justified on the grounds of possible future development, which might well never be required. 

Taking non Green Belt land from the existing Long Lane highway and from the development site itself was not contrary to any of the conclusions drawn in the Traffic Assessment Part, and while they accepted it could be classed as appropriate development if it was deemed ‘local transport infrastruture’, it was not necessary for it to be classed as such as there were other alternatives which produced the same outcome. It could certainly not be considered appropriate if it did not preserve the ‘openness’ of the Green Belt’ -signage and lighting alone would mean the ‘openness’ would NOT be preserved.

 

In the application’s own Landscape and Visual Assessment it said that: 

“Containing built development within the Build Zone is a priority in the development of this site…….”  The proposed roundabout is NOT within the build zone.

and

“Any built development encroaching into the Green Belt would be assessed against National and Local Green Belt policies as a form of inappropriate development.  Any breach is discouraged.” 

This area of land was specifically NOT removed from the Green Belt as part of the site allocation by the Planning Inspector.

 

The proposed site of the roundabout meant the loss of a considerable number of trees and Green Belt open space between the houses and the slip road on the north side of Uxbridge Road and Uxbridge Road itself.

 

 These were both contrary to our strategic plan - 

“Objective 2 - Clean and green - We want to maintain a high quality local environment and reduce the eco-footprint of the district.”

 and 

 “2.1.3 Preserve the green belt.”

The road scheme should be accommodated within the build zone, and if the loss of some of the narrow strip around it was required, that would be preferable to the loss of the larger piece of land and the separation from the main road. 

Councillor Paula Hiscocks said that children from her Ward would be using this school, which was desperately needed. Cycle paths were needed. With regard to parking, 17 and 18 year olds more and more had their own cars, and the roads would be clogged with traffic. 
Councillor Chris Whately-Smith said that there were six spaces planned for moped parking on the site – would this be enough as 16 year olds could drive mopeds?
In accordance with Council Procedure Rule 35 (B), Mr D Price spoke against the application and Mr D Holdaway spoke in favour of the application.

The Planning Officer said that the current planning application had had extensive public consultation which exceeded statutory requirements. The build zone had been removed from the Green Belt area, but the location proposed for the playing fields remained in the Green Belt. The hard surfaces would be in the build zone. The site had been allocated for educational use, and therefore the principle was established. 
Councillor Diana Barber referred to page 72 of the report and said that they needed to ensure that the Travel Plan was submitted before the works started. Also, the Landscaping Plans should be submitted prior to approval. 

The Chairman said that officers would now take away the issues and comments raised, for consideration with the applicant and HCC. 

Councillor Phil Brading said that one of the issues, relating to highways and traffic was that HCC Highways Engineers were needed to assist Members in understanding the situation regarding traffic, the roundabout, pedestrian and cycle access etc.  Could a meeting be held with Highways officers and a County Councillor before the next Committee meeting? The Chairman asked that officers look into this as an option. 

Councillor Chris Lloyd thanked residents for their comments and thanked officers for a comprehensive report. He agreed with Councillor Brading’s suggestion. There was a need for a school. 

RESOLVED:

The Committee noted the report.
PC57/16
16/1636/FUL – First floor side and rear extension; front dormer; and alterations to fenestration and roof to rear at CARTREF 24 SHIRE LANE, CHORLEYWOOD, WD3 5NP for Dr Daniel Strother  
The Planning Officer reported to Members that for clarity, the outbuilding originally proposed under this application has been removed from the proposal.  The current application relates solely to the extensions and alterations to the main dwellinghouse.
Chorleywood Parish Council has withdrawn its objection to the proposal following the omission of the outbuilding.
Councillor Chris Whately-Smith, seconded by Councillor Phil Brading moved that planning permission be granted, subject to the conditions in the report.
On being put to the Committee the motion was declared CARRIED the voting being unanimous.
RESOLVED:



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


C1
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: SLS16 100, SLS16 101, SLS16 102, SLS16 200 Rev. A, SLS16 201 Rev. A, SLS16 202 Rev. A and SLS16 220 Rev. A.



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 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).

C3
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 buildings 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 the website above for more information and application forms.




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




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


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


I3
The 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.


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: 0845 6014523




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




(As an alternative to proceeding with caution, the applicant may wish to commission an ecological consultant before works start to determine whether or not bats are present. A list of bat consultants can be obtained from Hertfordshire Ecology on 01992 555220).
PC58/16
16/1169/OUT – Outline Application: Construction of three detached dwellings to include reuse of existing access from Old Chorleywood Road with alterations to access (appearance, landscaping and scale reserved) at LAND REAR OF OLD CHORLEYWOOD ROAD, RICKMANSWORTH for Millen Homes Ltd


The Planning Officer reported that the application reference had been incorrectly stated within the agenda and should read, 16/1669/OUT.

One further objection written on behalf of a number of neighbours had been circulated to Members of the Committee.  The objection raised the following points:

· Flood risk will be exacerbated

· Design and layout would result in backland development

· Development would result in a severe loss of privacy to neighbours

· Steeply sloping site will increase the risk of landslides, exacerbated by removal of trees

· Three Rivers District Council’s housing target is unjustifiably used to substantiate approval in the committee report

· Precedence is repeatedly and unjustifiably used within the committee report.

Officers provided the following response to the points raised:

· The application site was not within a Flood Zone. Given that scale, appearance and landscaping are reserved matters it was not a consideration for this application as to whether the development would result in an increased risk of flooding elsewhere. Provision of adequate drainage would be required as part of Building Regulations approval. 

· The backland nature of the development and its impact on neighbouring residential amenity are fully assessed within the report with regard to the matters that may be considered as part of this application.

· Risk of landslides would be addressed through Building Regulations which would require that any development were structurally sound.

· The planning history of a site and the character of the surrounding area are material planning considerations.

In response to the Landscape Officer comments set out at Paragraph 8.6 on page 135, a Tree Survey, Tree Protection and Arboricultural Impact Plan and an updated Site Layout Plan had been provided, which indicated the footprint of the southern dwelling on Plot 1 would reduce the south west part of this dwelling away from the root protection area of the Oak T34 to the south.  The Landscape Officer had reviewed this information and had confirmed that the details were acceptable and no objections were raised with regard to the impact of development as currently indicated on trees.

Condition C3 on page 139 should therefore be updated to include the amended plans, and additional conditions are also suggested to require tree protection measures and an Arboricultural method statement.


Councillor Ann Shaw, seconded by Councillor Debbie Morris moved that the item be deferred for a site visit.


On being put to the Committee the motion was declared CARRIED the voting being 10 For, 0 Against and 2 Abstentions. 

RESOLVED:


That the item be DEFERRED for a site visit.
CHAIRMAN
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