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  16/1500/OUT - Outline Application: Construction of up to 28 dwellings, together with car parking, open space, landscaping and new vehicular and pedestrian access from Railway Terrace with access, appearance and layout to be considered (landscaping and scale reserved) at LAND ADJACENT LAKEVIEW, RAILWAY TERRACE, KINGS LANGLEY, HERTFORDSHIRE  for Gade Property Developments Ltd


 (
(DCES)

	Parish:  Abbots Langley  
	Ward:    Gade Valley  

	Expiry Statutory Period:    13 October 2016 (extension of time to 3 November 2016)  
	Officer:    Joanna Bowyer  

	
	

	Recommendation: Permission is granted subject to conditions

	

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


1.
Relevant Planning History
1.1 8/74/86 - Erection of 15 Terraced houses and 22 flats with parking areas and ancillary works. Refused 17.04.86 for the following reasons:


R1
The site is within the Metropolitan Green Belt where it is the policy of the local planning authority as set out in the Approved Hertfordshire County Structure Plan and the Three Rivers District Plan not to allow development unless it is essential for the purposes of agriculture or other uses appropriate to the rural character of this part of the Metropolitan Green Belt separating the adjacent Kings Langley area from the development of Hemel Hempstead to the north. 

R2
The scheme comprises a cramped form of development particularly within the courtyard with some dwellings being particularly close to the vehicular activities of adjacent car parking areas. 


R3
The submitted proposal provides inadequate car parking and garaging spaces to meet the District Council’s current approved car parking standards albeit that the scheme complies with the District Council’s former car parking.

1.2 8/971/86 - Erection of buildings for high technology use comprising light industrial and office use within associated car parking. Refused 26.02.87 for the following reasons:

R1
The site is within the Metropolitan Green Belt where it is the policy of the local planning authority as set out in the Approved Hertfordshire County Structure Plan and the Three Rivers District Plan not to allow development unless it is essential for the purposes of agriculture or other uses appropriate to the rural area. No such need has been proved. The proposed development adjacent to the lake and close to the canal and open land to the west would detract from the rural character of this part of the Metropolitan Green Belt separating the adjacent Kings Langley area from the development of Hemel Hempstead to the north. 

R2
The proposal would be contrary to policy No. 9 of the approved Three Rivers District Plan which seeks to direct new industrial development not to Green Belt areas, but to areas allocated on the District Plan Proposals Map for industrial purposes.  

1.3 8/972/86 - Erection of 4 two bedroom houses and 14 two bedroom flats. Refused 26.02.87 for the following reason:


R1
The site is within the Metropolitan Green Belt where it is the policy of the local planning authority as set out in the Approved Hertfordshire County Structure Plan and the Three Rivers District Plan not to allow development unless it is essential for the purposes of agriculture or other uses appropriate to the rural area. No such need has been proved. The proposed development adjacent to the lake and close to the canal and open land to the west would detract from the rural character of this part of the Metropolitan Green Belt separating the adjacent Kings Langley area from the development of Hemel Hempstead to the north. 

1.4 8/919/90 - Use of land for car parking (Established Use Certificate). Refused 17.11.92.
1.5 15/1589/RSP - Retrospective: Use of existing hardstanding area for car parking and use of existing building for storage - Permitted 21.09.15.
1.6 15/0430/PREAPP - Outline Application: Construction of up to 28 dwellings, together with car parking, open space, landscaping and new vehicular and pedestrian access from Railway Terrace with access, appearance and layout to be considered (landscaping and scale reserved) – Closed 17.04.15.
Lakeview, Railway Terrace (Former Abbots Factory Site)
1.7 8/81/86 - (Outline) Demolition of factory and Erection of 46 flats with parking spaces and ancillary works – Permitted 29.05.86.
1.8 8/906/86 - Erection of 28 two bedroom flats and 10 single bedroom flats with parking space and ancillary works- Permitted 26.02.87.
2.
Site Description

2.1 The application site has an area of approximately 8,300sqm and is located to the west of Railway Terrace, Kings Langley. It comprises a parcel of open land with an area of verge adjacent to the highway of Railway Terrace. The main part of the site is up to approximately 85m wide (south west to north east) and 115m deep (south east to north west). It is understood that the site was previously used as a car park for employees of the Abbots printing works prior to its redevelopment as the Lakeview residential development which is opposite the site to the east.
2.2 To the east part of the site closer to Railway Terrace there is a large area of hardstanding along with a derelict single storey flat-roofed structure towards the north east and three shipping containers. The western part of the site consists of overgrown scrub land with trees and vegetation to the boundaries and an area of denser woodland and trees to the south west. A Tree Preservation Order (TPO864) has been made to cover groups and individual trees to the south and west part of the site and Hawthorns to the east site frontage with Railway Terrace.
2.3 To the north of the site is a large private lake which is at a lower level, and to the west of the site is a weir and sluice channel and the Grand Union Canal. To the south is an electricity substation and commercial development known as Masters Yard and Abbots Business Park with various warehouse style buildings and a two storey building which includes windows facing the application site. Residential development is located beyond this as well as on the opposite side of Railway Terrace. 

2.4 The character of the area is mixed with various commercial buildings and a mix of residential types including flats, terraces, semi-detached and detached dwellings. There are bus stops on both sides of Railway Terrace in close proximity to the entrance of the site.
2.5 The site forms part of allocated Housing Site H(1) and the wider site is allocated for mixed use as part of Employment Site E(e), and on adoption of the Site Allocations document in 2014 the site was removed from the Green Belt.

3.
Description of Proposed Development

3.1 This application seeks outline planning permission for construction of up to 28 dwellings, together with car parking, open space, landscaping and new vehicular and pedestrian access from Railway Terrace with access, appearance and layout to be considered (landscaping and scale reserved).
3.2 The submission indicates provision of 28 dwellings on the site comprising two 1-bedroom flats, four 2-bedroom flats, five 2-bedroom houses, 14 3-bedroom houses and three 4-bedroom houses. The application proposes that 13 of the dwellings would be provided as shared ownership affordable units.
3.3 To the north east of the site fronting Railway Terrace would be a terrace of five dwellings which is shown to be 22m wide in total with a staggered footprint 9m deep. The two northern units (Plots 1 and 2) would be two storey dwellings with pitched roofs including roof level accommodation served by front dormers while Plots 3-5 to the south would be two storey dwellings with pitched roofs.

3.4 To the south of these dwellings there would be an altered access to Railway Terrace leading to a new cul-de-sac estate road within the site. This estate road is shown to serve 15 dwellings, with Plots 6-9 north of the access comprising two pairs of semi-detached dwellings with attached garages and roof level accommodation served by rear dormers and front rooflights. Plots 15-20 to the south comprise a terrace 32.4m wide and 8.4m deep of two storey dwellings with roof level accommodation to the four outer units. Plot 10 to the north west of the access and Plot 14 to the south east would be detached two storey dwellings, while Plots 11-13 would be a splayed crescent of two storey dwellings with roof level accommodation to the central unit served by a front dormer.
3.5 To the south of the access road, would be a pair of semi-detached dwellings facing Railway Terrace (Plots 27 and 28) which would be two storey with roof level accommodation served by front dormers, and beyond this Plots 21-26 would be a two storey flatted block with a pitched roof form.

3.6 Each house is shown to benefit from a private rear garden, with communal amenity space to serve the flatted block. Parking for Plots 1-5 and 27-28 would be to either side of the access road (14 allocated and two visitor spaces); parking for the flats (Plots 21-26) would be ten allocated and four visitor spaces to the west of the block; Plots 6-11 would have three spaces within their curtilage;  Plots 12-14 would each have two spaces within their curtilage with one space allocated to Plots 13 and 14 to the south; Plots 15-20 would be served by spaces to the west and north east with twelve allocated and four visitor spaces. There would therefore be a total of 72 spaces to serve the development. A refuse area is also indicated on the access road to the north west of Plot 26.
3.7 Materials are proposed to be brick, pale render with some timber cladding to upper floors with tiled or slated pitched roofs. 
3.8 As part of the application, it is also proposed that the existing northbound bus stop on Railway Terrace which is shared with the current site access would be relocated approximately 30m to the north of the site.
3.9 While plans have been submitted indicating landscaping and the scale of the development, these are reserved matters and as such are indicative only. 
3.10 Amended plans submitted during the course of the application have altered the layout to address concerns regarding amenity space, spacing between dwellings and parking provision and have made changes to the proposed landscaping detail and management plan.

3.11 The application is accompanied by:

· Design and Access Statement

· Planning Statement

· Flood Risk Assessment

· Transport Statement

· Arboricultural Report
· Drainage Strategy

· Phase I Ground Condition Assessment

· Extended Phase I Ecological Survey Report

· Sustainability and Energy Statement
· Viability Assessment Report.
4.
Consultation
4.1
Statutory   Consultation 
4.1.1 Abbots Langley Parish Council: [objection] Members object to this application being a cramped overdevelopment on a congested, busy road, adjacent to a wildlife site. They would like an alternative layout for the properties to take advantage of the scenery and location and are concerned about the considerable loss of trees and the effect on the ecology of the area. Members request that this application is referred to Three Rivers Planning Committee for consideration.

4.1.2 Affinity Water: [no objection] You should be aware that the proposed development site is located within an Environment Agency defined groundwater Source Protection Zone (SPZ) corresponding to Hunton Bridge Pumping Station. This is a public water supply, comprising of a number of Chalk abstraction boreholes, operated by Affinity Water Ltd. 

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

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

4.1.3 Canal and River Trust: [no objection] The Canal & River Trust (the Trust) is the guardian of 2,000 miles of historic waterways across England and Wales. We are among the largest charities in the UK. Our vision is that “living waterways transform places and enrich lives”. We are a statutory consultee in the development management process. 

The Trust has reviewed the application. This is our substantive response under the Town and Country Planning (Development Management Procedure) (England) Order 2015. Based upon the information available we have the following general advice to offer: 

We would ask that if necessary remediation of the site takes place to ensure that there is no possibility of contamination from either wind-blown material, ground or surface waters.
4.1.4 Dacorum Borough Council: [no objection] I can confirm that, subject to compliance with relevant local and national policy, no objection is raised by Dacorum Borough Council and no associated contributions would be sought. 
4.1.5 Economic and Sustainable Development: No response received.
4.1.6 Environment Agency: [no objection, condition requested] Thank you for consulting us on the above application. The site lies in Source Protection Zone 2 with a previous use as a depot. We are pleased to see that a land contamination assessment has been carried out, unfortunately we have recently revised our risk bars to focus our efforts on those development sites with the greatest environmental sensitivity. As such we are unable to provide specific comments on the potential contamination at this site. We recommend that you seek the views of your Environmental Health / Environmental Protection Department for further advice.

The developer should continue to address any further risks to controlled waters from contamination at the site following the requirements of the National Planning Policy Framework and our Guiding Principles for Land Contamination. This is in line with your local plan policy ‘DM9 Contamination and Pollution Control’. This states that planning permission will only be granted on land that is suspected to be contaminated if there will be no adverse impact on the quality of local groundwater or surface water, and there will be no threat to the health of future users or occupiers of the site or neighbouring land. We have no further comments to make with regard to land contamination issues for this site.

After reviewing the Flood Risk Assessment (FRA), the proposed development will only meet the National Planning Policy Framework (NPPF) policy to ensure no increase in flood risk, as a consequence of development, if the following planning condition is included in order to satisfy flood risk concerns:

Condition
The development hereby permitted shall not be commenced until such time as a scheme to incorporate the following measures has been submitted to, and approved in writing by, the local planning authority.

1. Ensure flood resilient measures are incorporated into the detailed design in accordance with Section 4.3.1 of the FRA.

2. Ensure finished floor levels are set no lower than 72.4 metres above Ordnance Datum (AOD) as indicated in Section 4.2.4 of the FRA

3. Ensure floodplain compensation and improvements in flood water storage are carried as indicated in Section 4.5.3 of the FRA

The mitigation measures shall be fully implemented prior to occupation and subsequently in accordance with the timing/phasing arrangements embodied within the scheme, or within any other period as may subsequently be agreed, in writing, by yourselves, as the local planning authority.

Reason
To reduce the risk and consequence of flooding to the proposed development and future users. This is in line with your local plan policy ‘DM8 Flood Risk and Water Resources’, which states that an FRA should demonstrate that the development would not be unacceptably vulnerable during a flood period. It also states that development will only be permitted where it would not unacceptably exacerbate the risk of flooding elsewhere.

Informative
This development may require a permit under the Environmental Permitting (England and Wales) Regulations 2010 from the Environment Agency for any proposed works or structures, in, under, over or within eight metres of the top of the bank of the River Gade, designated a ‘main river’. This was formerly called a Flood Defence Consent. Some activities are also now excluded or exempt. A permit is separate to and in addition to any planning permission granted. Further details and guidance are available on the GOV.UK website: https://www.gov.uk/guidance/flood-risk-activities-environmental-permits.
4.1.7 Environmental Health (Commercial): [no objection] The need to clarify whether gas protection measure are required is important, by further ground gas monitoring. As PBA [in the submitted Land Contamination Assessment] have recommended this the client should see it through.
4.1.8 Environmental Health (Residential): [no objection] I have looked at the application and have no concerns, I have no history of noise issues from Masters Yard either to suggest that this may have an impact.
4.1.9 Environmental Protection: No response received.
4.1.10 Hertfordshire and Middlesex Wildlife Trust: [no objection, condition requested] Before a full application is approved the recommendations of the ecological report must be translated into the plans and definitively stated so that it is possible to determine what will be provided rather than what could be provided. The ecological survey is satisfactory and makes some good suggestions. However the conclusions and recommendations are rarely definitively stated to enable proper consideration of the proposals. Therefore before a full application can be determined the applicant will need to clearly set out what will be done to 'conserve and enhance' biodiversity as required by NPPF. For example details of what tree species will be planted and where must be supplied. The management regime for the woodland must also be supplied. These must be clearly marked on the maps. Bat surveys must be completed if the trees with potential to harbour bats are proposed to be removed. These surveys must be completed before planning permission can be granted because protected species are a material consideration in planning decisions. 

Irrespective of the results of these surveys features for bats and birds (swifts) should be incorporated into the new dwellings. Integrated Habibat or Ecosurv devices should be built in to the brickwork of the new buildings in appropriate places (5 of each). This is a highly suitable area for bats and birds due to the lakes, river, woodland and railway line. It is appropriate therefore to include provision for them in order to 'conserve and enhance' biodiversity. NPPF states that features for wildlife should be incorporated into new development. These devices should be clearly marked on the plans and their model, location and exact position stipulated. It is not appropriate to erect free standing bat or bird boxes because these are not permanent features. If all the measures suggested in the ecological report and those referred to above are included, the application should be able to demonstrate no net loss to biodiversity in accordance with NPPF. However all measures must be definitively stated so that they can be enforced. 

It is suggested that a condition (as adapted from BS 42020) be added to the planning decision if granted that states:

No development shall take place (including any demolition, ground works, site clearance) until a method statement for the implementation of the ecological recommendations proposed in GADE20458Spec April 2016 has been submitted to and approved in writing by the local planning authority. The content of the method statement shall include the:

a) purpose and objectives for the proposed ecological works;

b) detailed design(s) and/or working method(s) necessary to achieve stated objectives (including, where relevant, type and source of materials to be used);

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

The works shall be carried out strictly in accordance with the approved details and shall be retained in that manner thereafter.

4.1.11 Hertfordshire Constabulary Crime Prevention Design Advisor: [no objection, advice given] 
1. Physical Security – ADQ and SBD – Informative:
In October 2015, Approved Document Q (ADQ) came into force that requires under Building Regulations dwellings are built to “Prevent Unauthorised Access”.  This applies to any “dwelling and any part of a building from which access can be gained to a flat within the building”.  Performance requirements apply to easily accessible doors and windows that provide access in any of the following circumstances:

i. Into a dwelling from outside

ii. Into parts of a building containing flats from outside

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

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

I would ask that if permission is granted, the above information is passed on to the applicant by way of informative. 

2. Rear garden Access Alleyways:   It is not clear from the plan, but all rear garden access alleyways serving several dwellings should be gated at their entrance and fitted with a suitable lock so these gates can be locked and unlocked from either side.
3. Lighting for parking courts:  There are two parking court area one of which the maintenance is shared between domestic owners and the site management company, (see Landscape Management Plan).  Having an area with shared maintenance regimes is not good for actual maintenance of at area.  These two parking court areas, must have suitable column lighting to encourage users to use these areas to park in rather than the roadway outside their dwelling.

I hope the above is of use to you in your deliberations and will help the development achieve that aims of the National Planning Policy Framework (NPPF).  

· 69 – re safe and accessible environments where crime and disorder, and the fear of crime, do not undermine quality of life or community cohesion.

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

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

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

And CP1 and CP12 of Three Rivers Core Strategy.

4.1.12 Hertfordshire County Council Archaeology: [no objection, condition requested] The proposed development site is situated adjacent to the river Gade. Surviving alluvial deposits within the valley bottom of the river Gade have a high potential for prehistoric remains and associated evidence of past environments.
 

The Historic Environment Record notes that a thick layer of peat which was radiocarbon dated to the early Neolithic was found during archaeological investigations at Abbots Business Park to the south of the site (HER15562). Human remains of medieval or earlier date were found recently further down the valley beneath a layer of peat, during drainage works on an industrial site (HER13569). 

 

In addition, to the south of Kings Langley the remains of a Roman villa were found beside the river Gade and the postulated route of a Roman road lies to the east of the site. The area of development lies at a crossing point of the river which is shown on the OS mapping from the 1870s. On the opposite bank is the site of Kings Langley mill which documentary evidence suggests was present during the 16th century.

 

The proposed development is therefore likely to have an impact on heritage assets, and I recommend that the following provisions be made, should you be minded to grant consent:

1. an archaeological field evaluation (to include trial trenching and environmental sampling) of the site before any development commences;

 

2. such appropriate mitigation measures indicated as necessary by that evaluation. These may include: 
 

a. the preservation of any remains in situ, if warranted,
b. appropriate archaeological excavation of any remains before any development commences on the site, with provisions for subsequent analysis and publication of results,
c. archaeological monitoring of the groundworks of the development (also including a contingency for the preservation or further         investigation of any remains then encountered),
d. such other provisions as may be necessary to protect the archaeological interests of the site. 
 
I believe that these recommendations are both reasonable and necessary to provide properly for the likely archaeological implications of this development proposal. I further believe that these recommendations closely follow the policies included within Policy 12 (para. 141, etc.) of the National Planning Policy Framework. In this case three appropriately worded conditions on any planning consent would be sufficient to provide for the level of investigation that this proposal warrants. I suggest the following wording:

 

A No demolition/development shall take place/commence until an Archaeological Written Scheme of Investigation has been submitted to and approved by the local planning authority in writing.  The scheme shall include an assessment of archaeological significance and research questions; and:
1.      The programme and methodology of site investigation and recording
2.      The programme and methodology of site investigation and recording as suggested by the archaeological evaluation
3.      The programme for post investigation assessment
4.      Provision to be made for analysis of the site investigation and recording
5.      Provision to be made for publication and dissemination of the analysis and records of the site investigation
6.      Provision to be made for archive deposition of the analysis and records of the site investigation
7.      Nomination of a competent person or persons/organisation to undertake the works set out within the Archaeological Written Scheme of Investigation.
 
B  The demolition/development shall take place/commence in accordance with the programme of archaeological works set out in the Written Scheme of Investigation approved under condition (A)
 
C The development shall not be occupied/used until the site investigation and post investigation assessment has been completed in accordance with the programme set out in the Written Scheme of Investigation approved under condition (A) and the provision made for analysis and publication where appropriate. 
 

If planning consent is granted, I will be able to provide a design brief detailing the requirements for the investigations and provide information on professionally accredited archaeological contractors who may be able to carry out the investigations. Please allow 5-10 working days for this document to be issued and a further 5-10 working days for consideration of any submitted archaeological Written Scheme of Investigation.

 
4.1.13 Hertfordshire County Council Fire and Rescue: [no objection, fire hydrant provision requested] I refer to the above mentioned application and am writing in respect of planning obligations sought by the County Council towards fire hydrants to minimise the impact of development on Hertfordshire County Council Services for the local community.

 

Based on the information provided to date we would seek the provision of fire hydrant(s), as set out within HCC's Planning Obligations Toolkit. We reserve the right to seek Community Infrastructure Levy contributions towards the provision of infrastructure as outlined in your R123 List through the appropriate channels.

 

All developments must be adequately served by fire hydrants in the event of fire. The County Council as the Statutory Fire Authority has a duty to ensure firefighting facilities are provided on new developments. HCC therefore seek the provision of hydrants required to serve the proposed buildings by the developer through standard clauses set out in a Section 106 legal agreement or unilateral undertaking. 

 

Buildings fitted with fire mains must have a suitable hydrant provided and sited within 18m of the hard-standing facility provided for the fire service pumping appliance. 

The requirements for fire hydrant provision are set out with the Toolkit at paragraph 12.33 and 12.34 (page 22). In practice, the number and location of hydrants is determined at the time the water services for the development are planned in detail and the layout of the development is known, which is usually after planning permission is granted. If, at the water scheme design stage, adequate hydrants are already available no extra hydrants will be needed. 

 

Section 106 planning obligation clauses can be provided on request.

 

Justification
 

Fire hydrant provision based on the approach set out within the Planning Obligations Guidance - Toolkit for Hertfordshire (Hertfordshire County Council's requirements) document, which was approved by Hertfordshire County Council's Cabinet Panel on 21 January 2008 and is available via the following link:  www.hertsdirect.org/planningobligationstoolkit 
 
The County Council seeks fire hydrant provisions for public adoptable fire hydrants and not private fire hydrants. Such hydrants are generally not within the building site and are not covered by Part B5 of the Building Regulations 2010 as supported by Secretary of State Guidance “Approved Document B”.
 
In respect of Regulation 122 of the CIL Regulations 2010 the planning obligations sought from this proposal are: 

 

(i) Necessary to make the development acceptable in planning terms.

 

Recognition that contributions should be made to mitigate the impact of development are set out in planning related policy documents. The NPPF states “Local planning authorities should consider whether otherwise unacceptable development could be made acceptable through the use of conditions or planning obligations. Conditions cannot be used cover the payment of financial contributions to mitigate the impact of a development (Circular 11/95: Use of conditions in planning permission, paragraph 83).

 

All developments must be adequately served by fire hydrants in the event of fire. The County Council as the Statutory Fire Authority has a duty to ensure firefighting facilities are provided on new developments. The requirements for fire hydrant provision are set out with the Toolkit at paragraph 12.33 and 12.34 (page 22).

 

(ii) Directly related to the development; 

 

Only those fire hydrants required to provide the necessary water supplies for firefighting purposes to serve the proposed development are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.

 

(iii) Fairly and reasonable related in scale and kind to the development.

 

Only those fire hydrants required to provide the necessary water supplies for firefighting purposes to serve the proposed development are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.

 

I would be grateful if you would keep me informed about the progress of this application so that either instructions for a planning obligation can be given promptly if your authority if minded to grant consent or, in the event of an appeal, information can be submitted in support of the requested provision.

 

I trust the above is of assistance if you require any further information please contact the Development Services team. 

4.1.14 Hertfordshire County Council Flood Risk and Water Management: [initial objection]: In the absence of an acceptable surface water drainage assessment, we object to the grant of planning permission and recommend refusal on this basis for the following reasons:
The drainage strategy carried out by PTA reference CG/mjf/8849/22.4.16 submitted with this application does not comply with the requirements set out in the Planning Practice Guide (as revised 6 April 2015) to the National Planning Policy Framework. The submitted surface water drainage assessment does not therefore provide a suitable basis for assessment to be made of the flood risks arising from the proposed development.
In order for the Lead Local Flood Authority to advise the relevant local planning authority that the site will not increase flood risk to the site and elsewhere and can provide appropriate sustainable drainage techniques, the following information is required as part of the flood risk assessment;

1. Site specific infiltration tests to confirm the permeability of the site for infiltration options in accordance with BRE Digest 365.

2. Detailed surface water volume and run-off calculations for all rainfall events up to and including the 1 in 100 year + climate change event.

Overcoming over objection
We acknowledge that the current planning application is for Outline permission with all certain matters reserved. However it is important that certain details are confirmed to ensure that the most appropriate drainage scheme can be implemented to ensure there will be no flood risk to the site and the surrounding area and to demonstrate that an appropriate scheme using the key principles of SuDS are feasible.

1. The drainage strategy is based on infiltration. Therefore we require infiltration test results to be provided to ensure the feasibility of the proposed scheme. Tests should be carried out in accordance with BRE Digest 365. We would consider a condition for infiltration tests if an alternative strategy based upon attenuation and discharge into watercourse or surface water sewer is proposed.
We acknowledge that there are no public surface water sewers in the vicinity; however the balancing pond northwest of the site is a private asset. Any works proposed to it will require confirmation from Thames Water.
2. Surface water drainage calculations should be provided as evidence to support the proposed drainage strategy. This includes proposed surface water storage volumes and flows. The surface water drainage assessment should also include all surface water calculations for rainfall events up to and including the 1 in 100 year event + climate change to ensure to proposed system can cater for the site and not increase the risk of flooding. 
We require an outline drainage strategy which includes a commitment to providing appropriate SuDS in line with the non -statutory national standards, industry best practice and HCC Guidance for SuDS.

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

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

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

Informative to the LPA

The applicant can overcome our objection by submitting a surface water drainage assessment which covers the deficiencies highlighted above and demonstrates that the development will not increase risk elsewhere and where possible reduces flood risk overall. If this cannot be achieved we are likely to maintain our objection to the application. Production of an FRA will not in itself result in the removal of an objection. 

We ask to be re-consulted with the results of the surface water drainage assessment. We will provide you with bespoke comments within 21 days of receiving formal re-consultation. Our objection will be maintained until an adequate FRA has been submitted.

4.1.15 Hertfordshire County Council Highways: [no objection subject to conditions]: Notice is given under article 18 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 that the Hertfordshire County Council as Highway Authority does not wish to restrict the grant of permission subject to the following conditions:

Hertfordshire County Council (HCC), as highway authority, has no objection to the proposed development subject to the conditions detailed below.

Detailed Plan

Prior to commencement of the development hereby permitted, a further detailed plan setting out parking dimensions and access arrangement geometries (including width, gradients, kerb radii, etc.) shall be submitted to and approved in writing by the Local Planning Authority, in consultation with the Highway Authority.

Reason: In the interests of highway safety and in order to ensure that vehicles can safely enter and leave the site in a forward gear to avoid hazardous manoeuvres on the public highway.

Swept Path Assessments

Prior to commencement, swept path assessments are required to demonstrate that the proposed design is safe and suitable for the development. Swept path assessments are required to demonstrate the following:

· Swept paths should be carried out utilising a large refuse vehicle (11.6m) to demonstrate that the service and refuse arrangements are safe and suitable for the proposed use.

· Swept paths should be carried out for the car parking areas utilising a large car to demonstrate that the proposed car parking areas are safe and suitable for the proposed use.

Reason: In the interests of highway safety.

Construction Traffic Management Plan

Construction of the development hereby approved shall not commence until a Construction Management Plan has been submitted to and approved in writing by the local planning authority in consultation with the highway authority. Thereafter the construction of the development shall only be carried out in accordance with the approved Plan. The Construction Traffic Management Plan shall include details of:

a. Construction vehicle numbers, type, routing;

b. Traffic management requirements;

c. Construction and storage compounds (including areas designated for car parking);

d. Siting and details of wheel washing facilities;

e. Cleaning of site entrances, site tracks and the adjacent public highway;

f. Timing of construction activities to avoid school pick up/drop off times;

g. Provision of sufficient on-site parking prior to commencement of construction activities;

h. Post construction restoration/reinstatement of the working areas and temporary access to the public highway.

Reason: In order to protect highway safety and the amenity of other users of the public highway and rights of way.

Provision of Parking and Servicing Areas

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

Reason: To ensure the permanent availability of the parking /manoeuvring area, in the interests of highway safety.

Prior to the commencement of the development hereby permitted details of the refuse, delivery and servicing arrangements will be submitted to and approved in writing by the Local Planning Authority, in consultation with the Highway Authority.

Reason: In the interests of satisfactory development and highway safety.

Safety Audits

Prior to the commencement of the development hereby permitted a Stage 1 Road Safety Audit, for the proposed highway improvements and access junction shall be completed and submitted for approval by the Highway Authority.

Reason: In the interests of highway safety

S278 Agreement

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

Planning Obligations

Planning obligations may be sought via CIL to support local transport schemes.

Description of the Proposal

Outline planning application is sought for the erection of up to 28 dwellings, together with 51 car parking spaces, open space, landscaping and new vehicular and pedestrian access from Railway Terrace. The composition of the dwellings are anticipated to be as follows:

· 2 x 1 bedroom dwellings;

· 9 x 2 bedroom dwellings;

· 14 x 3 bedroom dwellings; and,

· 3 x 4 bedroom dwellings.

The proposed development is located off of Railway Terrace in Kings Langley. Railway Terrace is subject to a speed limit of 30mph and is an L1 local distributor road. The proposed development site is bounded by Railway Terrace to the East, Lakes to the North, an industrial area to the South and The River Gade to the West.

History

The proposed development site has a significant planning history which has been considered as part of this application for planning permission. The relevant applications include:

· Pre-application 15/0430/PREAPP (TR/82/2015)

Pre-application advice sought for an outline application (means of access and layout to be considered) for the development of the site to provide 24 residential units with associated car parking landscaping and amenity space which wasn’t started.

· Full application 15/1589/RSP (TR/285/2015)

Retrospective Planning Application: Use of existing hard standing area for car parking and use of existing building for storage, this permitted.

Analysis

A Design and Access Statement (DAS) is a requirement of all planning applications that have an impact on the highway and the applicant has provided one, in accordance with Roads in Hertfordshire Highway Design Guide 3rd Edition, to support the proposed development.

The applicant has also provided a Transport Statement (TS) and a Planning Statement to support the current planning application, reference 16/1500/OUT.

Trip Generation

Existing Trip Generation

The site was formally used as a garage/vehicle depot; however, the existing development has now been cleared and is currently unoccupied. Therefore, the development site currently generates no vehicle trips.

Proposed Trip Generation

The TRICS database, an industry standard online database, has been used to determine a vehicle trip rate for the proposed development.

The following criteria were used in the site selection process:

· Multi-Modal Vehicles and Multi-Modal Total People;

· 03 - Residential - A - Houses Privately Owned; Limited to Southeast, Southwest, East Anglia, East Midlands, West Midlands, North West,

· North, Yorkshire and North Lincolnshire;

· Edge of Town centre;

· Number of dwellings 5 - 100 units;

· Suburban Area (out of town centre) and Edge of Town; and

· Surveys undertaken on weekdays only.

The assessment generated an average vehicular trip rate of 0.536 per unit in the AM peak hour and 0.503 in the PM peak hour. Based on the proposed residential development, the number of vehicle trips would equate 13 two-way vehicle trips in the AM peak and 12 two-way vehicle trips in the PM peak periods.

The above approach is deemed acceptable by the Highway Authority.

As the existing land use has no trips associated with it, the development is likely to have a net increase of 13 two-way trips and 12 two-way trips for the AM and PM peaks, respectively. It is unlikely that the proposed development net increase in vehicle trips will have detrimental impacts to the highway. This is considered suitable.

Trip Distribution

The applicant has not undertaken an impact assessment to understand the distribution of the new trips on the surrounding highway network. However, due to the low number of additional trips and the nature of the proposed development, it is not expected that the proposed development will have a detrimental impact on the surrounding network and this is deemed acceptable.

Highway Impact

Junction Assessment

The applicant has not provided junction modelling as part of the TS. However, as the increase in trips as a result of the proposed development is not likely to have a detrimental impact on the operation of the local highway network, this is considered acceptable.

Road Safety

The applicant has obtained collision data from HCC for the period between May 2009 and May 2014. This data is out of date.

The applicant has reviewed the area comprising Railway Terrace and Primrose Hill. This area of review is considered acceptable.

The analysis indicates that there were a total of six slight collisions over this time period. The six locations of the collisions are dispersed and therefore do not indicate safety issues with the highway.

The HCC database has been reviewed for the most up to date accident data available and Railway Terrace does not show any additional collisions. Therefore, as the information available to HCC does not highlight any additional collisions in the area, the applicant is not required to provide any further information. Due to the size and nature of the proposed development, it is unlikely that the proposed development will have a detrimental impact on the safety of the highway network.

Road Safety Audit

The applicant is required to provide a Stage 1 Road Safety Audit as they propose a new access onto Railway Terrace which requires the existing bus stop to be relocated to the Northern site boundary. A Stage 1 RSA is required to ensure there is no impact on the surrounding highway network.

Highway Layout

Access

The TS states that the proposed development will seek to create a new access onto Railway Terrace. The applicant has shown that they have considered Roads in Hertfordshire Highway Design Guide 3rd Edition. The applicant has provided a detailed drawing (Plan 27717/005/002) to show the proposed access for the development. The HCC Implementation team has been consulted and have stated that the design is appropriate as an outline planning application design; however, a more detailed design drawing will be required at the implementation stage as part of a S278 Agreement. A drawing at the implementation stage will require all access arrangement geometries, including kerb radii, access width, gradient, visibility splays, etc.

Refuse

The applicant has not stated in the TS, DAS or Planning Statement, what the proposed development refuse arrangements will be. The applicant is required to confirm as part of a refuse, service and delivery plan what refuse collection arrangements will be and where rubbish will be collected for the proposed dwellings. Refuse collection should be within 25m from the highway for collection purposes to be in accordance with Manual for Streets. The LPA refuse department will need to be consulted for their comments regarding the accessibility of the development by refuse service vehicles before the arrangements can be considered acceptable.

Service and Delivery

The applicant has provided swept path assessments for the proposed arrangements. The swept path in drawing 27717/005/003 indicates that a rigid box van of 10.0m in length can safely access the site in a forward gear and manoeuvre to depart the site in a forward gear. The swept paths provided for the rigid box van are considered acceptable.

The applicant has also provided a swept path assessment (Plan 27717/005/003) which demonstrates that a refuse vehicle of 10.75m in length can safely access the site and manoeuvre to depart in a forward gear. The applicant has stated in the TS - technical notes that the swept paths were provided in accordance with the standard size of a vehicle from Three Rivers Council May 2014. The swept path analysis provided is not deemed acceptable as it is required to provide vehicle tracking to demonstrate that an 11.6m refuse truck is able to enter the site, manoeuvre within the site to collect refuse and to demonstrate that there is sufficient space to accommodate the manoeuvring required by the refuse vehicle to safely depart the site in a forward gear.

Parking

The applicant has proposed to provide 43 assigned spaces and 8 unassigned parking spaces for the development, a total of 51 parking spaces. Three Rivers District’s Policy DM13 dictates the following maximum parking requirements:

· 1.75 car parking spaces per 1 bedroom dwelling;

· car parking spaces per 2 bedroom dwelling;

· 2.25 car parking spaces per 3 bedroom dwelling; and,

· car parking spaces per 4 bedroom dwelling.

Given the proposed composition of dwellings and the maximum standards set out by TRDC, parking provisions should not exceed 62 spaces. Therefore, the proposed parking provisions are deemed acceptable. However, it will be the responsibility of the LPA to determine the acceptability of the vehicle parking provision.

Car Parking Layout

The applicant has provided a proposed car parking layout. The applicant will need to provide a swept path analysis of the proposed layout to justify that vehicles can safely manoeuvre within the site and safely access all parking spaces.

Cycle Parking

The TS states that the proposed development includes storage for cycles in the rear of every dwelling and that a secure storage space for cycles for multiple unit dwellings will be provided with a space allocated to each unit. HCC deems this cycle parking provision acceptable. However, it is ultimately the decision of the LPA to determine the suitability of the final parking arrangements for the proposed development.

Accessibility

Bus Services

The closest bus stop to the proposed development site is approximately 1000m of the nearest bus stop. The bus stop is serviced by bus routes 318 and 319. These services provide access to Chipperfield, Kings Langley, Watford, Cassiobury Estate, Hemel Hempstead Bus Station and Abbots Langley. The applicant proposed to relocate a bus stop within closer proximity to the proposed development site. This will need to be agreed as part of S106 or CIL discussions.

Rail Services

The nearest train station to the proposed development site is Kings Langley Train Station which is located 1 mile South East of the site and is accessed from Primrose Hill. The train station is serviced by London Midland. The line provides access to Watford Junction and London Euston. The proposed development is located within a convenient location for commuting to London.

Walking and Cycling

There is a suitable footway on the far side of Railway Terrace providing access to the surrounding area. There are no dedicated cycling facilities along Railway Terrace, however the road is suitable to be used by cyclists as there is a speed limit of 30mph. However, overall the accessibility of the site is considered to be adequate for a residential development.

Construction

A construction traffic management plan will be required to ensure construction vehicles will not have a detrimental impact on the vicinity of the site and a condition will be required to provide adequate parking for construction vehicles on-site to prevent on-street conflict and impacts to the highway safety.

Travel Plan

A Travel Plan will not be required as the proposed development is below the thresholds outlined in Hertfordshire’s Travel Plan Guidance for Business and Residential Development.

Planning Obligations/ Community Infrastructure Levy (CIL)

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

Conclusion

Hertfordshire County Council (HCC) have reviewed the information provided and consider that proposed development will not have a detrimental impact on the safety and operation of the highway network. On this basis, HCC does not wish to raise an objection, subject to suitable conditions being applied.
4.1.16 Hertfordshire County Council Property: [no objection] Herts Property Services do not have any comments to make in relation to financial contributions required by the Toolkit, as this development is situated within Three Rivers’ CIL Area B and does not fall within any of the CIL Reg123 exclusions.  Notwithstanding this, we reserve the right to seek Community Infrastructure Levy contributions towards the provision of infrastructure as outlined in your R123 List through the appropriate channels.

 

4.1.17 Hertfordshire County Council Waste and Minerals: I am writing in response to the above planning application insofar as it raises issues in connection with minerals or waste matters. Should the District Council be minded to permit this application, a number of detailed matters should be given careful consideration. 
Government policy seeks to ensure that all planning authorities take responsibility for waste management. This is reflected in the County Council’s adopted waste planning documents. In particular, the waste planning documents seek to promote the sustainable management of waste in the county and encourage Districts and Boroughs to have regard to the potential for minimising waste generated by development. 
Most recently, the Department for Communities and Local Government published its National Planning Policy for Waste (October 2014) which sets out the following: 
‘When determining planning applications for non-waste development, local planning authorities should, to the extent appropriate to their responsibilities, ensure that: 
· the likely impact of proposed, non- waste related development on existing waste management facilities, and on sites and areas allocated for waste management, is acceptable and does not prejudice the implementation of the waste hierarchy and/or the efficient operation of such facilities;
· new, non-waste development makes sufficient provision for waste management and promotes good design to secure the integration of waste management facilities with the rest of the development and, in less developed areas, with the local landscape. This includes providing adequate storage facilities at residential premises, for example by ensuring that there is sufficient and discrete provision for bins, to facilitate a high quality, comprehensive and frequent household collection service; 
· the handling of waste arising from the construction and operation of development maximises reuse/recovery opportunities, and minimises off-site disposal.’ 
This includes encouraging re-use of unavoidable waste where possible and the use of recycled materials where appropriate to the construction. In particular, you are referred to the following policies of the adopted Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document 2012 which forms part of the Development Plan. The policies that relate to this proposal are set out below: 
Policy 1: Strategy for the Provision for Waste Management Facilities. This is in regards to the penultimate paragraph of the policy; 
Policy 2: Waste Prevention and Reduction: & 
Policy 12: Sustainable Design, Construction and Demolition. 
In determining the planning application the District Council is urged to pay due regard to these policies and ensure their objectives are met. Many of the policy requirements can be met through the imposition of planning conditions. 
Waste Policy 12: Sustainable Design, Construction and Demolition requires all relevant construction projects to be supported by a Site Waste Management Plan (SWMP). This aims to reduce the amount of waste produced on site and should contain information including types of waste removed from the site and where that waste is being taken to. Good practice templates for producing SWMPs can be found at: 
http://www.smartwaste.co.uk/ or http://www.wrap.org.uk/category/sector/waste-management. 
SWMPs should be passed onto the Waste Planning Authority to collate the data. The county council as Waste Planning Authority would be happy to assess any SWMP that is submitted as part of this development either at this stage or as a requirement by condition, and provide comment to the District Council.
4.1.18 Hertfordshire Ecology: [no objection subject to conditions] As stated in the Phase 1 Report (April 2016) there are historic records of water vole on site from the late 70’s/ early 80’s, however considering the available habitat on site it is unlikely that they will be directly affected by the proposed development. There are no statutory protected sites either within or adjacent to the proposed site, however the adjacent lake and River Gade (part of the Grand Union Canal) are classified as Local Wildlife Sites. Consideration must be taken of these sites and careful construction management plans be in place to make sure that suitable protection is in place throughout construction. 
The ecology Phase 1 Report also discusses three dead trees that have the potential for bat roosts. There is no mention in the Design and Access plan of how these threes will be dealt with. The landscaping plan suggests that they will be removed, in which case they will require an inspection (endoscope, for example) and then soft felled as per the advice in the Phase 1 Report. There is also no mention of how the construction phase of the development will avoid impacts on breeding birds or the remote possibility of reptiles. 

These points can be conditioned within the planning response by way of the production of a Construction Environmental Development Plan using the following wording: 

No development shall take place (including demolition, ground works, vegetation clearance) until a Construction Environmental Management Plan (CEMP: Biodiversity) has been submitted to and approved in writing by the local planning authority. The CEMP (Biodiversity) shall include the following. 
A) Risk assessment of potentially damaging construction activities. 
B) Identification of “biodiversity protection zones”. 
C) Practical measures (both physical measures and sensitive working practices) to avoid or reduce impacts during construction (may be provided as a set of method statements). 
D) The location and timings of sensitive works to avoid harm to biodiversity features. 
E) The times during which construction when specialist ecologists need to be present on site to oversee works. 
F) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly competent person. 

G) Responsible persons and lines of communication. 
H) Use of protective fences, exclusion barrios and warning signs. 
The approved CEMP shall be ahead to and implemented throughout the construction period strictly in accordance with the approved details, unless otherwise agreed in writing by the local planning authority. 
The Soft Landscape Management & Maintenance Plan details how the management of the site for biodiversity will be initiated and managed over a period of years. This is very encouraging; however I would advise that the plan forms part of the planning conditions to make sure that it is carried through. The following is a suggested condition. 

All landscape management shall be carried out in accordance with the details contained in the Soft Landscape Management & Maintenance Plan (April 2016) as already submitted with the planning application and agreed in principle with the local planning authority prior to determination. 
I would also suggest the following informative regarding a sensitive lighting scheme to minimise impacts on nocturnal foraging and commuting species such as bats. 

Any external lighting scheme should be designed to minimise light spill, in particular directing light away from the boundary vegetation to ensure dark corridors remain for use by wildlife as well as directing lighting away from potential roost / nesting sites.
4.1.19 Hertfordshire Fire and Rescue: [fire access and hydrant provision requested] We have examined the drawing and note that the provision for Hydrants and Access does not appear to be adequate to comply with BS9999:2008.
ACCESS AND FACILITIES

1. Access for fire fighting vehicles should be in accordance with the Building Regulations 2000 Approved Document B (ADB), section B5, sub-section 16.

2. Access routes for Hertfordshire Fire and Rescue Service vehicles should achieve a minimum carrying capacity of 18 tonnes. 

3. We note that the road leading down to property 21 and 24 does not have adequate turning facilities for an appliance that may travel down it. Turning facilities should be provided in any dead-end route that is more than 20m long. This can be achieved by a hammer head or a turning circle designed on the basis of Table 20 in section B5.

WATER SUPPLIES

4. Water supplies should be provided in accordance with BS 9999.

5. This authority would consider the following hydrant provision adequate:

· Not more than 60m from an entry to any building on the site. 

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

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

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

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

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

6. In addition, buildings fitted with fire mains must have a suitable hydrant sited within 18m of the hard standing facility provided for the fire service pumping appliance.

The comments made by this Fire Authority do not prejudice any further requirements that may be necessary to comply with the Building Regulations.
4.1.20 Housing Manager: No response received.
4.1.21 Housing Strategy: [objection to tenure proposed] Policy CP4 of the Adopted Core Strategy requires 45% of all new housing to be affordable, unless it is clearly demonstrated that this is not viable. The tenure split should be 70% social rented and 30% intermediate. The current proposal provides 13 shared ownership properties which is broadly in line with the 45% policy. However, this is all intermediate and we require roughly 70% of this to be Social rented as this type of property is currently in high demand. We would oppose 45% of the housing at Shared ownership as this is not affordable to many of our applicants. 

Policy CP3 of the adopted Core Strategy (2011) sets out the proportions that should form the basis for housing mix in development proposals submitted to Three Rivers District Council. Proposals should broadly be for 30% 1-bed units, 35% 2-bed units, 34% 3-bed units and 1% 4+ bed units. However, identified need for affordable housing suggests the following preferred mix: 22% 1-bed units, 50% 2-bed units, 24% 3 bed units and 4% 4 + bed units. 

The preferred mix of affordable units, to meet identified needs, is 22% 1-bed units, 50% 2-bed units, 24% 3 bed-units and 4% 4+ bed units. This mix only applies to the sites affordable units. The main requirement is for 2 bed 4 person units as we have a high requirement for family sized accommodation.

4.1.22 Landscape Officer: [Objection, but areas of objection reduced following submission of further information] This application is supported by an Arboricultural Report prepared by The Mayhew Consultancy Ltd (ref AR/22213/16) dated April 2016. This report builds on the initial Tree Survey which was submitted in support of 15/0430/PREAPP. 
Landscape comments were made with regard to the two site layouts which were submitted for pre-application advice. These focused on the importance of retaining the established Hawthorn hedge on the eastern frontage and the mature Alder trees in the lower, wet S.W. part of the site. The Tree Protection Plan included in AR/22213/16 indicates that most of these trees are to be removed. There is some variation between the Proposed Estate Plan and Landscape Proposals Plan with regard to which trees are to be retained. What is clear is that the intention is to remove most of the Alder trees in the S.W. of the site and the Hawthorn trees on the eastern frontage of the site. 

The Three Rivers (Land Opposite Lakeview, Railway Terrace, Kings Langley) Tree Preservation Order 2016 (TPO864) was made on 2nd August 2016. TPO864 protects 14 Alder and 18 Hawthorn and was made to ensure that these trees become a material consideration in any planning application for this site. 

All of the protected trees contribute to the public amenity of the area and contribute to the character of this part of Railway Terrace.  The Alder trees in the wet, S.W. part of the site could also contribute to the successful management of surface water within the site. The Proposed Estate Plan shows the proposed development extending even further into this part of the site than either of the layouts which were submitted for pre-application advice. This plan does however show that what remains of the Alder trees will not be within gardens. The submitted Ecological Appraisal indicates at section 1.4 that this area is to be open space and equates to approximately 1/5 of the site. The Landscape Proposals Plan and Tree Protection Plan indicate that this space will be incorporated into gardens. There is further variation between plans on the extent and position of the parking spaces which are proposed in this part of the site.

The submitted Landscape Proposals Plan contains some positive details such as the native hedgerow planting along parts of the boundaries and the Small Leaved Lime trees on the green space in the middle of the estate. Other parts of the proposals are more questionable such as Himalayan Birch and Bramley Apple in the ‘Wild Area’. There is no provision for tree planting on the Railway Terrace frontage. There would be space to incorporate some compact growing (fastigiate) trees along this frontage.

The S.W. part of the site contains the most significant trees within the site. The variations and contradictions within the submitted plans make it difficult to fully assess the impact of the development of this site on these trees. What is clear is the intention to remove a number of these trees and to develop as close as possible to the S.W. corner of the site. This S.W. corner is the lowest and wettest part of the site. Indeed this is why the mature Alder trees are growing so successfully here. These trees could be enhanced with further planting of shrub and tree species which thrive in wet ground and used to help manage the inevitable increase in surface water which will be created if this site is developed. 

I am unable to support this application in its current form and recommend refusal.

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).
Landscape Officer (further comments on amended plans 08/09/16): Further to my comments of 11th August a number of revised documents have been submitted. The Soft Landscape Proposals Plan GADE 20458-11B is an improvement on the previous plan, however it still fails to show the retention of Hawthorn T10 as shown on the Tree Protection Plan in the Arboricultural Report (ref AR/22213/16).
The proposed landscaping is generally acceptable though there may be too many trees proposed on the Railway Terrace frontage of the site and Hawthorn is not a suitable choice for a street tree. The proposals for enhancing the ‘Wild Area’ at the western end of the site include a well-considered mixture of native trees, shrubs and wild flowers which thrive in wet conditions. The Landscape Management Plan includes detailed directions on successfully establishing all of these plants. Section 7.1 states that the ‘Wild Area’ is to be conveyed to domestic owners, but is to be subject to a legal agreement and conditions to prevent thinning and removal of material other than those outlined in the management plan. The letter from the Agent which accompanied these documents suggests that Planning Conditions could be used to achieve these management principles in what will be private gardens. It is unrealistic to hope to enforce a management regime on a private garden and planning conditions are certainly not an appropriate way to try and achieve it. 

What is of more concern is that no compromise has been made on the removal of the mature Alder Trees which are protected by the Three Rivers (Land Opposite Lakeview, Railway Terrace, Kings Langley) Tree Preservation Order 2016 (TPO864). It may be necessary to remove some of protected trees in order to successfully develop the site, however in its current form the site layout requires the removal of such a large number of trees that it will impact on the character of the area. Collectively these trees are a significant landscape feature and efforts should be made to retain more of them.    

I am unable to support this application and recommend refusal.

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).
Landscape Officer (further comments on amended plans 05/10/16): Further to my comments of 8th September a number of revised documents have been submitted. The Soft Landscape Proposals Plan GADE 20458-11C contains some changes which are to be welcomed. The number of new trees proposed on the Railway Terrace frontage has been reduced from nine to a more realistic five. The proposed trees are a cut-leaved selection of the native Alder and make an appropriate frontage to the proposed scheme. This allows some species continuity from the formal road frontage to the informal established mature Alders in the S.W. of the site. 

My concerns of 8 September remain about the feasibility of establishing and maintaining a ‘Wild Area’ in private gardens, and about the large number of mature Alder trees which are to be removed. I remain unable to support this application and recommend refusal.

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).
4.1.23 Leisure Officer: [advice on play provision] Please note the following comments.
· I can see no clear plans for leisure facilities. There is mention of an area near the proposed flats, however, it is unclear of the purpose of this area. It is assumed that this is a space for leisure. Recommendation is to include these in the plans with features for leisure. 

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

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

· Operator signs will need to be included.

· A full Risk assessment of the play and leisure equipment should be considered. 

· A RoSPA report or assessment should take place for any proposed play equipment.

4.1.24 Local Plans: The application site is located within the Kings Langley Employment Area, which is a mixed use allocation (site ref: E(e)) and a housing site allocation (site ref: H(1)) in the Site Allocations Local Development Document adopted November 2014. Policy SA2 of the Site Allocations LDD states that sites allocated for mixed use development may provide for mixed use development including, but not limited to business, industrial and storage or distribution; residential or community uses. The proposal is for residential use and as such is in accordance with policy SA2. The site is on brownfield land, and as a mixed use site the phasing is spread across the plan period. The Site Allocations LDD states that the indicative dwelling capacity for the Kings Langley Employment Area is 100 dwellings. This proposal is for 28 dwellings and will contribute towards the indicative dwelling capacity. Due to its location within an allocated housing site and subject to the scheme’s compliance with other local and national planning policies, there is no objection in principle to this outline proposal.

Policy CP3 of the Core Strategy states that the Council will require housing proposals to take into account the range of housing needs, in terms of size and type of dwellings as identified by the Strategic Housing Market Assessment (SHMA). The most recent SHMA was published in January 2016 and has identified the indicative targets for market and affordable sectors’ dwelling size within the Three Rivers District as follows:

Market Sector

1 bedroom 7.7% of dwellings

2 bedrooms 27.8% of dwellings

3 bedrooms 41.5% of dwellings

4+ bedrooms 23.0% of dwellings

The development proposes 0% 1 bedroom units, 13% 2 bedroom units 67% 3 bedroom units and 20% 4+ bedroom units for the market sector. The proposals are not in accordance with policy CP3 which seeks a higher proportion of 1 bedroom and 2 bedroom properties and a lower proportion of 3 bedroom properties. Whilst not complying with the indicative targets, current market conditions need to be taken into consideration.

Affordable Sector

1 bedroom 40.9% of dwellings

2 bedrooms 28.0% of dwellings

3 bedrooms 29% of dwellings

4+ bedrooms 2.1% of dwellings

The development proposes 15% 1 bedroom units, 54% 2 bedroom units 31% 3 bedroom units and 0% 4+ bedroom units for the affordable sector. The proposals are not in accordance with policy CP3 which seeks a higher proportion of 1 bedroom and 4+ bedroom units and a lower proportion of 2 bedroom units. Whilst not complying with the indicative targets, current market conditions need to be taken into consideration.

Policy CP4 of the adopted Core Strategy (2011) requires 45% of all new housing to be provided as Affordable Housing, unless it can be clearly demonstrated with financial evidence that this is not viable. As a guide the tenure split should be 70% social rented and 30% intermediate. Where non-viability is cited as the reason for a development proposal not complying with affordable housing requirements, applicants must submit financial evidence (viability appraisal) to justify this position. The proposal includes 46% affordable housing, however all of the proposed affordable units will be shared ownership and as such fail to meet policy CP4 in terms of tenure split.

Policy CP12 states that there is a requirement to protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space. Policy DM1 states that all applications for residential development should satisfy the design criteria as set out in Appendix 2 of the Development Management Policies LDD. This is to ensure that development does not lead to a gradual deterioration in the quality of the built environment, and that landscaping, the need for privacy and amenity space and the creation of identity in housing layouts are taken into account. 
Policy DM8 Flood Risk and Water Resources of the adopted Development Management Policies LDD (2013) states that development will only be permitted where it would not be subject to unacceptable risk of flooding, and a Flood Risk Assessment is required for proposals for development proposals of 1 ha or more in Flood Zone 1, and for proposals for all new development in Flood Zones 2 and 3. 

The Flood Risk Vulnerability Classification, in the National Planning Practice Guidance, defines housing as being a ‘more vulnerable’ type of development. This means that such developments should be steered away from areas covered by flood zone 3, which is classed as a high probability of flooding. The site is partially located in Zone 3, however, the proposed dwellings would be located in Zone 1, with residential development in flood zone 2 set at a raised level. 
Policy DM11 Open Space, Sport and Recreation Facilities and Children’s Play Space of the Development Management Policies LDD states that new residential developments of 25 or more dwellings should make provision on site for open space and play space. 10% of the site area should be set aside as open space and where the development is likely to be occupied by families with children 2% of the site area should provide formal equipped play facilities. The proposal will provide a small green area at the centre of the scheme. At this stage there is no further information available, however a condition can be put in place to deal with the details regarding open space and play areas.

Policy DM13 Parking of the Development Management Policies LDD requires development proposals to make provision for parking in accordance with the parking standards set out in Appendix 5 of the same document. The applicant proposes 51 car parking spaces and 28 bicycle spaces. The proposed number of car parking spaces is approximately 18% below that set out in Appendix 5 for C3 Residential development. However, Appendix 5 states that ‘In areas of high accessibility and good service provision a reduction in the levels of parking for C3 Residential may be appropriate’.

4.1.25 National Grid (Gas): No response received. 
4.1.26 NHS England: No response received.
4.1.27 NHS Hertfordshire Clinical Commissioning Group: No response received.
4.1.28 Primary Care Trust: No response received.
4.1.29 Sport England: No response received.
4.1.30 Sustrans: No response received.
4.1.31 Thames Water: [no objection] Waste Comments
Thames Water would advise that with regard to sewerage infrastructure capacity, we would not have any objection to the above planning application.

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

Water Comments

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

Supplementary Comments

To the North West of the proposed development sits Railway Terrance Balancing Pond. This is a Thames Water Asset. The company will seek assurances that it will not be affected by the proposed development. 

4.1.32 Traffic Engineer: No response received.
4.2
Public Consultation
4.2.1
Number consulted:
  50
4.2.2
Site Notice posted 27 July 2016 and expired 17 August 2016.
  ASK   \* MERGEFORMAT 
Press notice published 29 July 2016 and expired 19 August 2016.
4.2.3 Number of respondents: 9
4.2.4 Summary of Responses 

Character
· Overdevelopment.
· Road is overcrowded.
· Adverse impact on conservation area.

· Three storey flats would create canyon with Lakeview opposite.
· Should be limited to two stories.

· Site is only tranquil part of Railway Terrace and development would destroy green space.

· Site too small for 28 dwellings.

· Lake and adjacent area should be left as area of tranquillity.

· Would not enhance area.

· Height of building must fit in with environment.

· View of lake important.
Impact on Neighbours
· Overshadowing.
· Loss of view of lake.

· Balconies would lead to overlooking.

· Three storey flats would cause overshadowing and loss of privacy.
Impact on Trees

· Adverse impact on trees.
· Mature trees and shrubs would be removed.
Traffic and Parking

· Additional traffic.
· Parking outside of site and in neighbouring sites.
· Would add to congestion.

· Parking in area already limited.

· Parking already takes place on street.

· Development must have ample parking on site as part of units and for visitors.

· Access onto busy road.
· Significant development in area already.

· Junction of Railway Terrace and Harthall Lane/Primrose Hill impassable.

· Traffic has to manoeuvre parked cars into oncoming traffic.

· Road cannot cope with additional traffic.
Other Comments

· Disruption to wildlife.

· Mature shrubs and wildlife must be preserved.

· Increased noise pollution. 

· Homes would be affected by noise from Masters Yard and nearby industrial estate.

· Adding new development would impact on flooding due to drainage systems.

· Land should be developed but should be in harmony with surroundings and not affect neighbours.
· No need for more development.

· Brick wall should be fixed.
5.
Reason for Delay
5.1
Ongoing n  egotiation with regard to parkin, drainage and affordable housing.
6.
Relevant Planning Policy, Guidance and Legislation
6.1
  The   Three Rivers Local Plan
The Core Strategy was adopted on 17 October 2011 having been through a full public participation process and Examination in Public. Relevant policies include Policies PSP3, CP1, CP2, CP3, CP4, CP6, CP8, CP9, CP10 and CP12.
The Development Management Policies Local Development Document (LDD) was adopted on 26 July 2013 after the Inspector concluded that it was sound following Examination in Public which took place in March 2013. Relevant policies include DM1, DM3, DM4, DM6, DM10, DM11, DM13 and Appendices 2 and 5.

The Site Allocations Local Development Document (SALDD) was adopted on 25 November 2014 having been through a full public participation process and Examination in Public. Policies SA1 and SA2 and sites H(1) and E(e) are relevant.
The Community Infrastructure Levy (CIL) Charging Schedule (adopted February 2015).
6.2
National Planning Policy Framework (NPPF)


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

6.3
Other

Supplementary Planning Documents 'Affordable Housing' (approved June 2011 following a full public consultation) and 'Open Space, Amenity and Children's Play Space' (adopted 2007) are relevant to this application.
The Localism Act received Royal Assent on 15 November 2011. The growth and Infrastructure Act achieved Royal Assent on 25 April 2013.


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

7.
Planning Analysis
7.1
  Outline Nature of Development

7.1.1 The application has been submitted in outline and consequently, only those matters which are not reserved may be given significant weight. This application is for access, appearance and layout to be considered with landscaping and scale forming reserved matters. Therefore if planning permission were to be granted, the reserved matters of landscaping and scale would need to be the subject of another application or applications.   

7.1.2 The illustrative material submitted as part of the application with regard to the scale of development and landscaping shows how the site could potentially be developed, but approval is not sought for these details within the application and these are taken into account as indicative. Therefore while the assessment may acknowledge the scale of development indicated and consideration of landscaping and associated impacts, the detail of these matters would be assessed and agreed at a subsequent stage should outline permission be granted.

7.1.3 However, approval is being sought at this time for access, appearance and the layout of the proposed development.

7.2   Principle of Development
7.2.1
Policy CP2 of the Core Strategy advises that the Council will identify sufficient land for housing in the District to meet the Three Rivers housing target of 180 dwellings per year until 2026. Housing provision will be made primarily from within the existing urban area and specific sites will be identified through the Site Allocations Development Plan Document.
7.2.2 The application site is identified within the Site Allocations document as part of allocated housing site H(1). This site also extends some 1,400m further to the south with an additional parcel of land to the north and includes various industrial units, open space and derelict land as well as some existing housing. The wider site is allocated for 100 dwellings with an indicative phasing of 2012-2026. The site also forms part of allocated employment site E(e) which is identified for mixed use development.
7.2.3 The site is within Kings Langley which is identified as a Secondary Centre in the Core Strategy. The Spatial Strategy of the Core Strategy identifies that new development will take place on previously developed land and appropriate infilling opportunities within the Secondary Centres and Core Strategy Policy PSP3 advises that approximately 24% of the District’s housing supply is expected to come from within the Secondary Centres. 

7.2.4 Policy SA1 of the Site Allocations document sets out that allocated housing sites should be developed at an overall capacity which accords generally with the indicative capacity for each site. Policy SA2 of the Site Allocations document sets out that employment sites allocated as having potential for mixed use development may provide for mixed use development including but not limited to business, industrial and storage or distribution; residential or community uses.

7.2.5 The proposal would provide for up to 28 dwellings on the site. This is considered to be broadly in accordance with the indicative housing site allocation and the Local Plans team have raised no objection in principle to the development of the application site for this number of dwellings. While the proposal is solely for residential use, the site is currently vacant and therefore there would be no loss of existing employment floorspace.

7.2.6 It is also noted that while previous applications for development on the application site were refused on the basis of Green Belt policy, following adoption of the Site Allocations LDD in 2014 the site was removed from the Green Belt.
7.3 Housing Mix  
7.3.1 Core Strategy Policy CP3 advises that new development should provide a range of house types and sizes to reflect the existing and future needs of the Three Rivers population and the characteristics of housing in the area and sets out that proposals should take into account the range of housing needs as identified in the Strategic Housing Market Assessment and subsequent updates.

7.3.2 The South West Hertfordshire Strategic Housing Market Assessment (2016) advises that in terms of the size of accommodation need to 2036 in Three Rivers, the overall requirement is for approximately 19% 1-bedroom units, 28% 2-bedroom units, 37% 3-bedroom units and 16% 4+ bedroom units, although for market dwellings the requirement is for approximately 8% 1-bedroom units, 28% 2-bedroom units, 41% 3-bedroom units and 23% 4+ bedroom units.
7.3.3 The development would provide for 7% 1-bedroom units, 32% 2-bedroom units, 50% 3-bedroom units and 11% 4-bedroom units across a range of flats, terrace, semi-detached and detached properties, and provision is summarised in Table 1 below.

Table 1: Accommodation Size

	
	SW Herts SHMA Requirement
	Proposed Development

	
	Market Requirement
	Affordable Requirement
	Total Requirement
	Market Provision
	Affordable Provision
	Total Provision

	1 bed
	8%
	41%
	19%
	0%
	15%
	7%

	2 bed
	28%
	28%
	28%
	13%
	54%
	32%

	3 bed
	41%
	29%
	37%
	67%
	31%
	50%

	4 bed
	23%
	2%
	16%
	20%
	0%
	11%


7.3.4 The proposed mix would broadly reflect the requirements although there would be a slightly higher proportion of 3-bedroom dwellings and fewer 4-bedroom units, and fewer 1-bedroom units than the overall requirement.
7.3.5 As referred to at paragraph 5.23 of the Core Strategy, while the above requirements should form the basis for the housing mix of proposals and provision across the District, it is recognised that they may need to be adjusted to take account of market information, housing needs and preferences and site specific factors. The mix of housing indicated would provide for a range of housing needs and while it would not directly replicate the indicative mix, it is not considered that this would be so significant as to prejudice the overall provision of housing across the District justifying refusal of permission and the development is considered to be acceptable in this regard accordance with Core Strategy Policy CP3. 

7.4
Affordable Housing

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

7.4.2 The Affordable Housing Supplementary Planning Document was approved by the Council in June 2011 as a material consideration and supports implementation of Core Strategy Policy CP4. 
7.4.3 The proposed development of 28 dwellings would result in a policy requirement for 13 affordable units, of which 9 should be social rented and 4 intermediate.

7.4.4 13 of the dwellings are proposed to be affordable units which would be 46% of the total. The proposed distribution of affordable units is indicated in Table 2.

Table 2: Affordable Housing Distribution

	
	Private
	Intermediate (Shared Ownership)
	Total

	1-bedroom flat
	0
	2
	2

	2-bedroom flat
	0
	4
	4

	2-bedroom house
	2
	3
	5

	3-bedroom house
	10
	4
	14

	4-bedroom house
	3
	0
	3

	Total
	15
	13
	28


7.4.5 While the overall provision of 46% of the proposed dwellings would be in accordance with the requirements of Core Strategy Policy CP4, the proposed tenure split of 100% intermediate (shared ownership) units would not comply. 
7.4.6 The Housing Officer has also commented that the main requirement is for 2 bed 4 person affordable units and this would form the greatest proportion of the proposed affordable provision as indicated at Table 1.

7.4.7 The applicant advises that it would not be viable to provide the required tenure split. The Core Strategy sets out that in assessing affordable housing requirements, the Council will take each case on its merits taking into account site circumstances and financial viability. Where non-viability is cited as the reason for a development proposal not complying with the affordable housing requirements, applicants for planning permission must support this reason with financial evidence to be submitted alongside the planning application.  
7.4.8 The application was accompanied by a viability assessment. This has been independently assessed with the review indicating that it would be viable for the development to make provision towards affordable housing in accordance with the policy requirements. 
7.4.9 A condition on any consent would therefore require the provision on site of policy compliant affordable housing, including in relation to tenure, unless viability evidence demonstrated that this would not be possible. 

7.5
Design and Impact on Street Scene/   Character
7.5.1 Policy CP1 of the Core Strategy seeks to promote buildings of a high enduring design quality that respect local distinctiveness and Policy CP12 of the Core Strategy relates to design and states that in seeking a high standard of design the Council will expect development proposals to ‘have regard to the local context and conserve or enhance the character, amenities and quality of an area’.

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

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

iii) The generation of excessive levels of traffic

iv) Loss of residential amenity

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

7.5.4 The Design Criteria at Appendix 2 of the Development Management Policies document set out that new development should not be excessively prominent in relation to the general street scene and should respect the character of the street scene, particularly with regard to the spacing of properties, roof form, positioning and style of windows and doors and materials. Specific guidance advises that development at first floor level and above should be set in 1.2m from flank boundaries and that dormer windows should be subordinate to their host roofslopes. 
7.5.5 Traffic generation, access for service vehicles and impact on residential amenity are considered in the relevant analysis sections below and it is noted that the proposal would not result in tandem development.
7.5.6 Scale and Landscaping are reserved matters, however as part of the application, approval is sought for layout and appearance.

7.5.7 Development in the vicinity of the site is very mixed and includes a variety of flats, terraced, semi-detached and detached dwellings. There is not therefore a characteristic form of development in the area. The proposal would provide for a variety of dwelling types including a flatted block to the south east, and terraced, semi-detached and detached dwellings arranged around a cul-de-sac. The overall layout would not cause harm to the character of the area and the variety of development proposed would add interest to the area, and to the street scene.
7.5.8 The proposal would represent a density of 31 dwellings per hectare across the whole site area, or 41 dwellings per hectare excluding the ‘wild’ area to the west. This density would not appear excessive or inconsistent with densities of surrounding development.

7.5.9 The development to the frontage would be relatively close to the highway, however, there is commercial use to the south of the site and no established building line or ridge line such that this would not appear unduly prominent or out of character. The flats and dwellings to the frontage would be two storey in height, although some would include accommodation at roof level and the height would not appear out of character; it is noted that there are three storey flats at Lakeview to the east of Railway Terrace, and two storey dwellings, some of which do include roof level accommodation. The proposed dwellings would therefore not appear prominent in principle, although as noted scale is a reserved matter and would be subject to a further application. 
7.5.10 Development in the immediate vicinity of the site has a predominantly linear relationship to the highway of Railway Terrace although there is greater variation in the wider area including cul-de-sacs within Roman Gardens and the Ovaltine development to the south. The proposed dwellings would have varied footprints of approximately 40-100sqm which would not appear out of character with development in the area where existing dwellings have footprints over a range of approximately 30-100sqm.

7.5.11 The plot sizes and shapes proposed would be varied with areas over a range of approximately 110sqm-350sqm. While the shape of the plots would display more variation than the linear plots in the immediate vicinity, the wider area is mixed in character and the plot areas would be within the range of those nearby on Railway Terrace where there are plots of approximately 80-650sqm and would not therefore appear cramped or uncharacteristic, and the provision of amenity space to the rear of dwellings with additional soft landscaping to dwelling frontages would be appropriate. The indicative details currently provided also illustrate sufficient spacing around the dwellings in keeping with the area. While there would be areas of hardsurfacing to the frontage of dwellings and to the parking courts, these would not appear excessive and the indicative landscaping details propose landscaping across the site which would soften the appearance, although further details would be required as part of a reserved matters application.
7.5.12 The dwellings would have pitched roof forms which would not be out of character in this varied area and where dormers are proposed, these are shown to be set down from the roof ridges; set back from the plane of the wall and set in from the edges of the host roofslopes and therefore would appear subordinate in accordance with the Design Criteria. 
7.5.13 The development would not therefore appear out of character or harmful to the street scene or area; however further details of scale would be required as part of an application for reserved matters, and details of proposed materials would also be required by condition to ensure that these would be appropriate.
7.5.14 In summary, subject to conditions and the provision of appropriate spacing and scale of development and landscaping which would be considered as part of an application for reserved matters, it is not considered that the development would appear out of character with the area in the vicinity of the application site. It would not appear unduly prominent in the street scene of Railway Terrace or result in adverse impacts on the character or appearance of the area. The proposal would therefore be acceptable in accordance with Policies CP1, CP3 and CP12 of the Core Strategy and Policy DM1 and Appendix 2 of the Development Management Policies document. 

7.6
Impact on Neighbours

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

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

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

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

7.6.4 There are no residential neighbours directly to the north or west of the site who would be affected by the proposed development. To the south of the site is Masters Yard which is in commercial use. While these units do have windows facing towards the application site, particularly towards the east, the proposed development would be set in from the line of the south boundary of the site by at least 10m and there is an intervening access track between the site and Masters Yard. Although there would be potential views of the development from this site to the south, given the separation and the positioning of the development to the north it would not appear overbearing or cause loss of light to these neighbouring occupiers adversely affecting their amenity, and there would not be overlooking to residential occupiers.
7.6.5 To the east of the main part of site is the flatted development of Lakeview, with two storey dwellings to the north and south which face west across the highway of Railway Terrace towards the application site. The development would be set in relatively close proximity to the east boundary of the site with Railway Terrace and would be approximately 21m from the closest part of Lakeview.

7.6.6 The proposed development would be two storeys in height, although some units would include accommodation within the roofspace. The indicative details submitted indicate a height of 9.6m to the ridges of Plots 27 and 28 to the frontage with a height of 8.8m to the flatted block at the south and a maximum height of 8.6m to Plots 1-5 at the north, although as set out at 7.1, scale is a reserved matter. 
7.6.7 Although neighbours have commented raising concerns including that there would be an impact on views which are currently open and towards the lake north of the site, impact on a private view is not a material planning consideration that may be taken into account in the assessment of the application. There would be views of the development from the neighbours to the east, and it is acknowledged that this would be different to the currently open site. However, it is not considered that the development would appear overbearing to these neighbours or that there would be significant loss of light so as to cause demonstrable harm to residential amenity justifying refusal of permission, and it is further noted that the site forms part of an allocated site for development.
7.6.8 Glazing would be provided to the front elevations of the proposed development which would face towards neighbours to the east of Railway Terrace. The indicative details illustrate that this would be to the ground and first floor levels although there are dormers shown to serve the roof level accommodation to Plots 1, 2, 27 and 28. The proposed dwellings would be set approximately 21m from neighbours to the east at the closest point. However, while this would be below the 28m back-to-back distance which the Design Criteria at Appendix 2 of the Development Management Policies document advise should be achieved to provide privacy, the relationship would be front-to-front across the highway of Railway Terrace which is a classified road. The relationship between the proposed development and these neighbours would be comparable to other development in the area; for example there is approximately 21m between the three storey flatted block of Navarre Court to the south and its neighbours at 9-19 Primrose Hill opposite. It is not therefore considered that there would be unacceptable overlooking or loss of privacy to these neighbours which would justify refusal of the application as a consequence of the proposed development.
7.7
  Amenity for Future Occupiers

7.7.1 All of the proposed houses would be dual aspect, while the flats would have outlook towards either the highway or onto the amenity space to the west of these units. Due to the layout and design of the proposed dwellings and that they would be built as part of the same development, based on the submitted details it is not considered that the relationship between properties would result in unacceptable living conditions for future occupiers through overbearing impacts or significant loss of light to the front or rear elevations.

7.7.2 Full elevations have not been provided at this stage and would be required as part of a subsequent Approval of Details application. However the proposed floor plans do not indicate a requirement for flank windows to serve habitable rooms that would result in overlooking between the dwellings. Although there would be potential views between dwellings towards amenity gardens, due to the layout and relationship including the separation distances that would be achieved there would remain private areas immediately to the rear of dwellings and there would not be unacceptable levels of privacy so as to result in inadequate living conditions for future occupiers which would justify refusal of the application.
7.8
Amenity Space  
7.8.1 Policy CP12 of the Core Strategy states that development should take into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space.
7.8.2 Section 3 (Amenity Space) of the Development Management Policies document sets out that a 1-bedroom flat should have 21sqm amenity space and that each additional bedroom would require 10sqm. This amenity space may be allocated specifically to each flat or provided communally. It may be provided in the form of private gardens or in part may contribute to formal spaces/settings for groups of buildings or existing mature trees but communal space for flats should be well screened from highways and casual passers-by. For houses, the indicative standards are 63sqm to serve a 2-bedroom dwelling, 84sqm to serve a 3-bedroom dwelling and 105sqm to serve a 4-bedroom dwelling.
7.8.3 The proposed flatted block (dwellings 21-26) would provide two 1-bedroom and four 2-bedroom flats and therefore would generate a requirement for 166sqm amenity space. The illustrative details show communal amenity space to the south and west of the block which would have an area of over 200sqm in accordance with this requirement, with a further area of approximately 30sqm to the west of dwellings 23 and 26.

7.8.4 The illustrative details show that the houses would each benefit from a private rear garden. The majority of these would comply with the indicative requirement although there would be a shortfall to units 2 and 12 as set out in Table 3 below. 
Table 3: Amenity space provision

	Plot
	Indicative Requirement
	Provision
	Difference

	1
	84sqm
	85sqm
	+1sqm

	2
	84sqm
	81sqm
	-3sqm

	3
	63sqm
	77sqm
	+14sqm

	4
	63sqm
	70sqm
	+7sqm

	5
	63sqm
	67sqm
	+4sqm

	6
	84sqm
	94sqm
	+10sqm

	7
	84sqm
	87sqm
	+3sqm

	8
	84sqm
	84sqm
	n/a

	9
	84sqm
	87sqm
	+3sqm

	10
	84sqm
	110sqm
	+26sqm

	11
	105sqm
	208sqm
	+103sqm

	12
	84sqm
	52sqm
	-32sqm

	13
	105sqm
	212sqm
	+107sqm

	14
	105sqm
	210sqm
	+105sqm

	15
	84sqm
	93sqm
	+9sqm

	16
	84sqm
	88sqm
	+4sqm

	17
	63sqm
	76sqm
	+13sqm

	18
	63sqm
	75sqm
	+12sqm

	19
	84sqm
	88sqm
	+4sqm

	20
	84sqm
	91sqm
	+7sqm

	27
	84sqm
	84sqm
	n/a

	28
	84sqm
	84sqm
	n/a

	Total
	1,806sqm
	2,203sqm
	+397sqm


7.8.5 While a shortfall of space to serve two of the individual dwellings is indicated, the overall level of provision would be in excess of the requirement and it is not considered that the shortfall to the two dwellings which would still each benefit from usable amenity space would be so significant as to result in a detrimental impact on future residents justifying refusal of permission.
7.8.6 In addition to the requirement for provision of private amenity space to serve development, Policy DM11 of the Development Management Policies document sets out that in order to ensure that new residential developments do not exacerbate deficiencies in open space and children’s play space, new residential development will be expected to provide for amenity and children’s play space. Developments of 25 or more dwellings or 0.6ha (whichever is greater) should make provision on-site for open space and play space. 10% of the site area should be set aside as open space and where the development is likely to be occupied by families with children, 2% of the site area should provide formal equipped play facilities. 

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

7.8.8 10% of the development area (excluding the ‘wild’ area to the west) would result in a requirement for 670sqm open space (830sqm if the ‘wild’ area were included). To the centre of the site would be an amenity area of 240sqm which is intended to provide opportunity for doorstep play. This would be a shortfall of 430sqm. However, it is noted that the site is 300m from public open space and a play area at Primrose Hill Playing Fields to the south, and that the ‘wild’ area would contribute over 700sqm further open space on the site. While the shortfall in formal on site provision is noted, given the proximity to alternative existing provision it is not considered that refusal of permission on this basis would be justified. However a condition would require further details of the provision and maintenance of open space and of proposals for the ‘doorstep’ play on the site to ensure that these would be appropriate.
7.9
  Highways and Access

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

7.9.2 The proposed development would be served by a vehicular access from Railway Terrace and as part of the application, alterations are also proposed to the north of the site to re-locate the existing bus stop and layby. An estate road within the application site would serve the proposed dwellings. The application is supported by a Transport Statement.
7.9.3 The Highways Officer has not raised an objection to the development subject to conditions and has advised that there would not be a detrimental impact on the safety or operation of the highway network. 

7.9.4 In relation to the proposed access arrangements, the Highways Officer advises that the design is appropriate as an outline application design, however more detailed designs would be required at implementation stage and a Section 278 agreement would be required to cover works to the highway with details to cover access arrangements including kerb radii, access width, gradient and visibility splays. 

7.9.5 The site was previously used for parking but is not currently in use. The proposal would therefore result in an increase in traffic movements to and from the site, however, the Highways Officer advises that the expected level of trips would not have a detrimental impact on the surrounding highway network.
7.9.6 Conditions would be required in relation to completion of a stage 1 Road Safety Audit with regard to the proposed access; proposed refuse collection arrangements; access to parking; a construction management plan; and would also secure relocation of the bus stop as proposed. 
7.9.7 While it is noted that Hertfordshire Fire and Rescue have commented that the access road leading to properties 21 and 24 would not have adequate turning for fire appliances, these are flats and as such would be accessible from Railway Terrace. 

7.9.8 Subject to conditions, it is considered that the proposal would provide a safe and adequate means of access and that the safety and operation of the highway network would not be adversely affected. The development would therefore be acceptable in this regard in accordance with Core Strategy Policy CP10. 

7.10
Trees and Landscaping  
7.10.1 The site currently accommodates a number of mature trees and following submission of the application, Tree Preservation Order 864 has been made to specifically protect a number of these trees. 

7.10.2 Policy CP12 of the Core Strategy expects development proposals to ‘have regard to the character, amenities and quality of an area’, to ‘conserve and enhance natural and heritage assets’ and to ‘ensure the development is adequately landscaped and is designed to retain, enhance or improve important existing natural features’. 
7.10.3 Policy DM6 of the Development Management Policies document sets out requirements in relation to trees, woodlands and landscaping and sets out that:



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

ii) Development proposals on sites which contain existing trees and hedgerows will be expected to retain as many trees and hedgerows as possible, particularly those of local amenity or nature conservation value or hedgerows considered to meet the Hedgerow Regulations 1997.


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

iv) Development should be designed in such a way as to allow trees and hedgerows to grow to maturity without causing undue problems of visibility, shading or damage.  Development likely to result in future requests for significant topping, lopping or felling will be refused.

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

7.10.4 The Landscape Officer initially raised an objection to the proposed development, commenting that there were inconsistencies between the submitted plans which made assessment of the impact of development on trees which contribute to the public amenity of the area difficult. Suggestions were also made regarding landscaping and replacement planting. 

7.10.5 Following these comments, additional information was submitted although the Landscape Officer still had concern over the loss of Hawthorn tree T10 and Alder trees to the west part of the site commenting that the removal of this number of trees would impact on the character of the site and that more effort should be made to retain them. Comments were also provided in relation to species of trees proposed to be planted and management of the ‘wild area’. 

7.10.6 In response to these comments, further amended plans were provided which show the Hawthorn T10 to be retained. The proposed landscaping has also been amended to revise the number of trees fronting Railway Terrace and to alter proposed species in accordance with the comments, and the Landscape Officer welcomed these changes. However, it is also noted that the current application is in outline and landscaping is a reserved matter. As such, should outline permission be granted a further application for approval of details to cover landscaping would be required. As part of this, further detail of proposed landscaping in terms of species and placing would be agreed. The submission of landscaping would be required by condition on any consent and while this may not have been provided as part of the current application, landscaping proposals are illustrative at this stage and are not binding.

7.10.7 In response to the Landscape Officer’s concerns, it is also now proposed that rather than being within private gardens, the ‘wild area’ would be managed by the management company responsible who would also maintain the remainder of the common parts of the development, and an updated Management and Maintenance Plan has been submitted including details of works to manage this area including planting, coppicing and removal of invasive species. These amended proposals would secure appropriate management and maintenance of this area.
7.10.8 However, the Landscape Officer has advised that concerns remain about the large number of mature Alder trees to be removed and therefore would be unable to support the application. 
7.10.9 With regard to the loss of Alder trees, the agent has noted that the Landscape Officer accepts the principle that it may be necessary to remove some protected trees to successfully develop the site. Some of the Alder trees are proposed to be removed by virtue of their condition (rather than as a consequence of the proposal), and while numerous design footprints were explored, those which could accommodate the remaining trees would have compromised the development of the site; the current proposal is therefore a balance between achieving the development potential of the site and retaining mature trees in the context of the development; and furthermore significant tree planting is proposed on site beyond that which currently exists with trees retained to the south west corner of the site adjacent to natural habitat and landscape intended to retain the presence these trees have on the character of the area. 

7.10.10 While it is noted that the current proposals would result in the removal of some trees which have been protected by Tree Preservation Order and this would to some degree change the existing character of the site, the site forms part of an allocated area for development and would contribute significantly to meeting housing and affordable housing needs in the District in accordance with relevant policy. 

7.10.11 While the concerns of the Landscape Officer regarding loss of the Alder trees are acknowledged, taking into account the allocation of the site and the contribution that development of the site would make to meeting the need for growth in the District, on balance and subject to conditions to require further landscaping details and tree protection, it is not considered that the impact on trees would justify refusal of permission and  on balance the development would be acceptable in accordance with Policy DM6 of the Development Management Policies document. 
7.11
  Parking
7.11.1 Core Strategy Policy CP10 requires development to make adequate provision for all users including car and other vehicle parking and Policy DM13 and Appendix 5 of the Development Management Policies document set out parking standards. 
7.11.2 These standards identify that a 1-bedroom dwelling should provide 1.75 spaces (1 assigned space); a 2-bedroom dwelling should provide 2 spaces (1 assigned space); a 3-bedroom dwelling should provide 2.25 spaces (2 assigned spaces); and a 4+ bedroom dwelling should provide 3 spaces (3 assigned spaces). 
7.11.3 The development of two 1-bedroom, nine 2-bedroom, 14 3-bedroom and four 3-bedroom dwellings would generate a total requirement for 62 spaces (48 assigned spaces). The assigned spaces would be required to serve future residents while the total parking requirement takes into account provision for visitors.
7.11.4 A total of 72 spaces (62 assigned spaces and 10 unassigned spaces) are proposed as part of the development. Each dwelling would individually benefit from allocated parking in excess of the assigned space requirement, with further visitor parking which would exceed the overall requirements. Allocated spaces would be provided within the curtilage of the dwelling or in bays within 25m of the dwelling. Sufficient parking would therefore be provided to serve the development in accordance with standards. 
7.11.5 The Highways Officer has commented that parking provision would meet standards, but that a swept path analysis would be required to demonstrate access and manoeuvring within the site to these. 

7.11.6 Appendix 5 of the Development Management Policies document also sets out requirements for cycle parking and identifies that flats should have 1 space per 2 units (a requirement for three spaces), and houses 1 space per unit where there is no garage or shed provided (a requirement for 17 spaces taking into account units shown to have garages). The Planning Statement advises that secure parking for 3 cycles would be provided to serve the flats and that those dwellings without garages would benefit from secure cycle provision within their curtilage which would meet the requirement, although further details of the nature and location of cycle parking to serve the development would be required by condition.
7.11.7 The development would make parking provision in accordance with standards, however a condition on any consent would require details of the management of parking, and for these arrangements to be implemented and maintained. Subject to this condition, the development would be acceptable in accordance with Core Strategy Policy CP10 and Policy DM13 and Appendix 2 of the Development Management Policies document. 
7.12
Refuse and Recycling  
7.12.1 Core Strategy Policy CP1 states that development should provide opportunities for recycling wherever possible. Policy DM10 of the Development Management Policies document sets out that adequate provision for the storage and recycling of waste should be incorporated into proposals and that new development will only be supported where the siting or design of waste/recycling areas would not result in any adverse impact to residential or workplace amenities, where waste/recycling areas can be easily accessed (and moved) by occupiers and waste operatives and where there would be no obstruction to pedestrian, cyclist or driver sight lines.
7.12.2 Swept path analysis has been presented to indicate that there would be access and turning within the site to allow access to service the proposed dwellings, although it is noted that this is currently on the basis of a 10.75m long vehicle rather than an 11.6m vehicle and further details would be required by condition to demonstrate adequate access. The submitted details also indicate that there would be a refuse store to the north west of dwellings 27 and 28 although no details have been provided of this and a condition on any consent would therefore require details of the store to be submitted to ensure that there would be no adverse impact on amenity or obstruction to pedestrian, cyclist or driver sight lines in accordance with Core Strategy Policy CP1 and Policy DM10 of the Development Management Policies document. 
7.12.3 The Sustainability Statement submitted with the application notes that a Site Waste Management Plan would be prepared at reserved matters stage which would set out detailed proposals for the management of waste during construction. The preparation of a Site Waste Management Plan would reflect the requirements of Hertfordshire County Council’s Waste Planning documents and would be required by condition on any consent.
7.12.4 Subject to conditions to require a Site Waste Management Plan and further details of the external refuse and recycling stores, the development would make adequate provision in accordance with Core Strategy Policy CP1 and Policy DM10 of the Development Management Policies document.
7.13
Sustainability  
7.13.1 Policy CP1 of the Core Strategy requires all applications for new residential development of one unit or more to submit a CPLAN Energy and Sustainability Statement demonstrating the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals and the expected carbon emissions.

7.13.2 Policy DM4 of the Development Management Policies document requires applicants to demonstrate that development will produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability. From 2016, Policy DM4 advises that residential development should demonstrate it will meet a zero carbon standard as defined by Government. However, the Government are not currently pursuing zero carbon targets and as such the requirement would remain a 5% carbon dioxide saving over Building Regulations Part L (2013) standards. 
7.13.3 The application is accompanied by a Sustainability and Energy Statement which advises that the development would comply with relevant standards, however this would be considered at the detailed design stage and further information would therefore be required at reserved matters stage of measures to ensure compliance with the requirements of Policy DM4. 
7.14
Infrastructure Provision  
7.14.1 Core Strategy Policies CP8 and CP10 require development to make adequate contribution to infrastructure and services. The Three Rivers Community Infrastructure Levy Charging Schedule is applicable to this scheme and is the mechanism by which contributions would be sought towards infrastructure including education, libraries and sustainable transport.
7.14.2 The CIL Charging Schedule advises that the CIL rate per square metre for Area B (which includes the application site) is £120. The CIL Planning Application Additional Requirement Form submitted indicates that the development would result in a 2,536sqm floorspace. The CIL contribution would therefore total £304,320 on this basis.

7.15 Flood Risk  
7.15.1 The application site includes areas identified as flood zone 2. Core Strategy Policy CP1 sets out that development should avoid areas at risk from flooding. Policy DM8 of the Development Management Policies document sets out that in accordance with National Policy, the Council will only permit development if it is demonstrated that there will be no adverse impact on areas at risk of flooding. Development will only be permitted where it would not be subject to unacceptable risk of flooding and would not unacceptably exacerbate the risk of flooding elsewhere. Where practicable, existing flood risks should be reduced. 
7.15.2 The application is accompanied by a Flood Risk Assessment which updates the flood zone extents across the site in accordance with a methodology agreed by the Environment Agency and which identifies that the proposed dwellings would be outside of the flood zone; that the floor level of development would be set above the 1 in 100 and 1 in 1000 flood levels taking into account climate change; that safe access would be available during flood events; and that the proposal would increase floodplain storage capacity on the site. It would therefore be safe and would not increase flood risk.
7.15.3 The Environment Agency have reviewed the proposal and Flood Risk Assessment and have no objection subject to a condition to require implementation of the measures identified within the Flood Risk Assessment. Subject to this condition, the proposal would be acceptable in accordance with Core Strategy Policy CP1 and Policy DM8 of the Development Management Policies document.
7.16 Contamination  
7.16.1 Core Strategy Policy CP1 also states that development should manage and reduce risk of and from pollution in relation to quality of land, air and water and dealing with land contamination. Policy DM8 of the Development Management Policies document advises that the quality of groundwater resources should be protected from aquatic pollution and Policy DM9 sets out that permission will not be granted for development which would or could give rise to polluting emissions to land, air and/or water. In addition, permission will not be granted for development which would be subject to unacceptable noise levels or disturbance from existing noise sources.
7.16.2 The application site is within Groundwater Source Protection Zone 2 and a Ground Condition Assessment Report has been submitted with the application. This does not identify any significant hazards to human health or controlled waters but recommended that further detailed geotechnical assessment is carried out.

7.16.3 The submission has been reviewed by the Environmental Health Officer who has no objection to the development but who has advised that there would be a need for further monitoring of ground gas and any necessary protection measures as highlighted by the submitted assessment and a condition would require that development is carried out in accordance with these recommendations. 
7.17 Sustainable Drainage  
7.17.1
Policy CP1 of the Core Strategy states that there is a need to avoid development in areas at risk from flooding and to minimise flood risk through the use of Sustainable Drainage Systems (SuDS). This policy also states that there is a need to manage and reduce risk of and from pollution in relation to quality of land, air and water and dealing with land contamination. Policy DM8 of the Development Management Policies LDD states that development will only be permitted where it would not be subject to unacceptable risk of flooding, and would not unacceptably exacerbate risk of flooding elsewhere, and that development must protect the quantity and quality of surface and groundwater resources from aquatic pollution and that there must be sufficient surface water drainage. Policy DM9 refers to contamination and pollution control.
7.17.2 The application is accompanied by a Drainage Strategy. Hertfordshire County Council as the Lead Local Flood Authority acknowledged that the application is at outline stage, however initially raised an objection to the submitted assessment as site specific infiltration tests would be required and the calculations should take account of climate change to ensure that the most appropriate drainage scheme can be implemented. 
7.17.3 Following these comments, the applicant has been in contact with the County Council and has provided additional drainage testing information. Comments from the County Council are currently awaited and the Committee will be updated in this regard. 
7.18 Biodiversity  
7.18.1 Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity. This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive. The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions.
7.18.2 The protection of biodiversity and protected species is a material planning consideration in the assessment of this application in accordance with Policy CP9 of the Core Strategy, and Policy DM6 of the Development Management Policies document. National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where biodiversity may be affected prior to the determination of a planning application.
7.18.3 As part of the identification of the site for development within the Site Allocations document, the allocations for the housing site (site H(1)) and the mixed use employment area E(e)) advise that part of the site to the north of Masters Yard is identified as a wildlife site and measures to avoid adverse impacts and enhance biodiversity will need to be provided by developers, supported by adequate ecological survey. 
7.18.4 The application is accompanied by an Extended Phase 1 Survey Report. The report indicates that the proposed wild area to the south west of the site and retained hedgerows would create a natural buffer to the adjacent Kings Langley Lake and Grand Union Canal wildlife sites and due to this and the scale of the development there would not be adverse impacts. With regard to habitats on the site, the report indicates that development is unlikely to result in a significant negative impact on biodiversity subject to recommendations for further survey and mitigation measures to include suitable planting and management.
7.18.5 Hertfordshire Ecology and Hertfordshire and Middlesex Wildlife Trust have reviewed the submitted information and have raised no objection to the proposal subject to conditions. 
7.18.6 Hertfordshire Ecology note that consideration must be given to adjacent Local Wildlife Sites and works must be carried out to ensure no impact on species including breeding birds and reptiles, and that this could be addressed through production of a Construction Environmental Development Plan to secure biodiversity during construction works. A condition should also require future management and maintenance of landscaping and biodiversity in accordance with the submitted details within the Soft Landscape Management and Maintenance Plan. An informative is also suggested regarding impact of lighting on nocturnal species. 
7.18.7 Hertfordshire and Middlesex Wildlife Trust also advise that further detail would be required to secure measures to conserve and enhance biodiversity and details of future management, and this would be secured through the above conditions.
7.18.8 Subject to conditions, it is therefore not considered that the development would adversely affect biodiversity and would be acceptable in accordance with Core Strategy Policy CP9 and Policy DM6 of the Development Management Policies document. 
7.19 Safety and Security
7.19.1 Policy CP12 of the Core Strategy advises that all development in Three Rivers will contribute to the sustainability of the District. This means taking into account the need to, for example promote buildings and public spaces that reduce opportunities for crime and anti-social behaviour. Policy CP12 also requires that development proposals design out opportunities for crime and anti-social behaviour through the incorporation of appropriate measures to minimise the risk of crime and create safe and attractive places.
7.19.2 The Hertfordshire Constabulary Crime Prevention Design Advisor has commented on the application advising that accesses to rear gardens should be secure and that lighting would be required to parking courts to encourage their use. Conditions would require further details of proposed boundary treatment and lighting. An informative is also suggested regarding achieving the Secured by Design standard.
7.19.3 A condition would also require provision of fire hydrants to serve any development.
7.20 Archaeology
7.20.1 Policy DM3 of the Development Management Policies document sets out that where a site includes or is considered to have the potential to include heritage assets with archaeological interest, there must be appropriate assessment into the interest. 
7.20.2 Hertfordshire Archaeology have advised that the location of the site means that the development is likely to have an impact on heritage assets and conditions are recommended to require investigation prior to any development which would ensure appropriate assessment in accordance with Policy DM3.
8.
Recommendation
8.1 That OUTLINE PLANNING PERMISSION IS GRANTED subject to the following conditions:

C1
Approval of the details of the landscaping and scale of the site (hereinafter called 'reserved matters') shall be obtained from the Local Planning Authority in writing before any development hereby permitted commences. 



Reason: In pursuance of Section 92(2) of the Town and Country Planning Act 1990 and as amended by the Planning and Compulsory Purchase Act 2004.


C2
Application for approval of the reserved matters referred to in Condition 1 above shall be made to the Local Planning Authority before the expiration of three years from the date of this permission.

The development hereby permitted shall be begun either before the expiration of three years from the date of this permission or before the expiration of two years from the date of approval of the last of the reserved matters to be approved whichever is the later.

Reason: In pursuance of Section 92(2) of the Town and Country Planning Act 1990 and as amended by the Planning and Compulsory Purchase Act 2004.


C3
The access, and parameters of layout and appearance of the development hereby permitted shall be carried out in accordance with the following approved plans: 8479-L-00-LP, 17311 OGL,  9515-L-00-01 Rev N, 9515-L-00-02 Rev B, 9515-L-00-03 Rev B, 9515-L-00-04 Rev B,  9515-L-00-05 Rev B, 9515-L-00-06 Rev B, 9515-L-00-07 Rev B, 9515-L-00-10 Rev C, 9515-L-00-11 Rev B, 9515-L-00-12 Rev B, GADE20458-11 Rev B, GADE20458-12 Rev B, 


Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies PSP3, CP1, CP2, CP3, CP4, CP6, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3, DM4, DM6, DM7, DM9, DM10, DM11, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013). 


C4
No development shall take place until a Construction Management Plan has been submitted to and approved in writing by the Local Planning Authority. The Plan shall include full details of:

a. Construction vehicle numbers, type, routing;

b. Traffic management requirements;

c. Construction and storage compounds (including areas designated for car parking);

d. Siting and details of wheel washing facilities;

e. Cleaning of site entrances, site tracks and the adjacent public highway;

f. Timing of construction activities to avoid school pick up/drop off times;

g. Provision of sufficient on-site parking prior to commencement of construction activities;

h. Post construction restoration/reinstatement of the working areas and temporary access to the public highway.

 

The approved details shall be adhered to throughout the construction period.


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

C5
No development shall take place until a detailed plan setting out parking dimensions, surfacing and drainage; and access arrangement geometries (including width, gradients, kerb radii etc.) have been submitted to and approved in writing by the Local Planning Authority. The parking provision and access shall be implemented in accordance with the approved details prior to first occupation of the development and shall be retained permanently as such thereafter.



Reason: This is a pre commencement condition in order to minimise danger, obstruction and inconvenience to users of the highway and to ensure that vehicles can safely enter and leave the site in forward gear in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM8, DM10, DM13 and Appendix 5 of the Development Management Polices LDD (adopted July 2013).

C6
No development shall take place until swept path assessments to demonstrate that the proposed access design is safe and suitable for the development have been submitted to and approved in writing by the Local Planning Authority. The assessments are required to demonstrate:

· Swept paths should be carried out utilising a large refuse vehicle (11.6m) to demonstrate that the service and refuse arrangements are safe and suitable for the proposed use.

· Swept paths should be carried out for the car parking areas utilising a large car to demonstrate that the proposed car parking areas are safe and suitable for the proposed use.

The development shall be carried out in accordance with the approved details.



Reason: This is a pre commencement condition in order to minimise danger, obstruction and inconvenience to users of the highway and to ensure that vehicles can safely enter and leave the site in forward gear in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM10, DM13 and Appendix 5 of the Development Management Polices LDD (adopted July 2013).

C7
No development shall take place until details of proposed refuse, delivery and servicing arrangements 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 minimise danger, obstruction and inconvenience to users of the highway and to ensure that vehicles can safely enter and leave the site in forward gear in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM10, DM13 and Appendix 5 of the Development Management Polices LDD (adopted July 2013).


C8
No development shall take place until a Stage 1 Road Safety Audit for the proposed highway improvements and access junction have been completed and submitted for approval 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 minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).


C9
No development shall take place until a detailed scheme for the relocation of the bus stop on Railway Terrace has been submitted to and approved in writing by the Local Planning Authority. The bus stop shall be relocated in accordance with the approved details prior to any alterations to the site access hereby approved.


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


C10
No development shall take place until a scheme to incorporate the following measures has been submitted to and approved in writing by the Local Planning Authority:
1. Ensure flood resilient measures are incorporated into the detailed design in accordance with Section 4.3.1 of the FRA.

2. Ensure finished floor levels are set no lower than 72.4 metres above Ordnance Datum (AOD) as indicated in Section 4.2.4 of the FRA

3. Ensure floodplain compensation and improvements in flood water storage are carried as indicated in Section 4.5.3 of the FRA

The mitigation measures shall be fully implemented prior to occupation and subsequently in accordance with the timing/phasing arrangements embodied within the scheme.



Reason: This is a pre commencement condition to reduce the risk and consequence of flooding to the proposed development and future users in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

C11
No development shall take place until a scheme for the provision of affordable housing as part of the development has been submitted to and approved in writing by the Local Planning Authority. The affordable housing shall be laid out in accordance with the approved scheme and shall meet the definition of affordable housing in the NPPF or any future guidance that replaces it. The scheme shall include: 

i. the numbers, type, tenure and location on the site of the affordable housing provision to be made which shall consist of not less than 13 dwellings, of which 9 shall be constructed and provided as Social Rented Dwellings and 4 shall be constructed and provided as Intermediate Dwellings unless subsequent detailed viability evidence with provision to cover incurred costs of independent assessment of the evidence in accordance with the Local Planning Authority’s adopted Validation Checklist is submitted and agreed by the Local Planning Authority indicating that the scheme would be unviable with the level/ tenure of affordable provision; in which situation the numbers, type, tenure and location of the site of the affordable housing provision to be made shall be in accordance with the viability evidence as agreed by the Local Planning Authority; 
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 management of the affordable housing] (if no RSL involved); 
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.

The Affordable Housing shall be laid out 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.



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).
C12
The development shall be carried out in accordance with the Report on Phase 1 and Phase 2 Ground Condition Assessment prepared by pba and dated February 2014.


Reason: To ensure that the proposed development will not cause pollution of the environment in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).
C13
No development or other operation approved by this planning permission shall take place until a scheme that includes the following components to deal with the risks associated with contamination of the site has been submitted to and approved, in writing, by the Local Planning Authority:

1) A preliminary risk assessment which has identified: 

*
all previous uses, 

*
potential contaminants associated with those uses, 

*
a conceptual model of the site indicating sources, pathways and receptors, 

*
potentially unacceptable risks arising from contamination at the site. 

2) A site investigation scheme, based on (1) to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site. 

3) The results of the site investigation and detailed risk assessment referred to in (2) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken.

4) A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in the remediation strategy in (3) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.

The scheme shall be implemented as approved.



Reason: This is a pre commencement condition to ensure that the proposed development will not cause pollution of the environment in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).
C14
No occupation of any part of the permitted development shall take place until a verification report demonstrating completion of works set out in the approved remediation strategy and the effectiveness of the remediation has been submitted to and approved, in writing, by the Local Planning Authority. The report shall include results of sampling and monitoring carried out in accordance with the approved verification plan to demonstrate that the site remediation criteria have been met. It shall also include any plan (a "long-term monitoring and maintenance plan") for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action, as identified in the verification plan. The long-term monitoring and maintenance plan shall be implemented as approved.



Reason: To ensure that the proposed development will not cause pollution of the environment in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).
C15
If during development, contamination not previously identified is found to be present at the site, then no further development shall be carried out until the developer has submitted and obtained written approval from the Local Planning Authority for an amendment to the Method Statement detailing how this unsuspected contamination shall be dealt with. The development shall be carried out in accordance with the approved details.



Reason: To ensure that the proposed development will not cause pollution of the environment or harm to human health, in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C16
No development shall take place until an Archaeological Written Scheme of Investigation has been submitted to and approved by the Local Planning Authority in writing.  The scheme shall include an assessment of archaeological significance and research questions; and:
1.      The programme and methodology of site investigation and recording
2.      The programme and methodology of site investigation and recording as suggested by the archaeological evaluation
3.      The programme for post investigation assessment
4.      Provision to be made for analysis of the site investigation and recording
5.      Provision to be made for publication and dissemination of the analysis and records of the site investigation
6.      Provision to be made for archive deposition of the analysis and records of the site investigation
7.      Nomination of a competent person or persons/organisation to undertake the works set out within the Archaeological Written Scheme of Investigation.
 
The demolition/development shall take place/commence in accordance with the programme of archaeological works set out in the approved Written Scheme of Investigation.

The development shall not be occupied until the site investigation and post investigation assessment has been completed in accordance with the programme set out in the Written Scheme of Investigation and the provision made for analysis and publication where appropriate. 
Reason: This is a pre commencement condition to define, in advance of any development commencing, the details of evaluation/mitigation necessary to protect any archaeological remains present within the development site. The significance of heritage assets with archaeological interest can be harmed/destroyed by development. This is in accordance with NPPF guidance, Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).

C17
No development shall take place (including demolition, ground works, vegetation clearance) until a Construction Environmental Management Plan (CEMP: Biodiversity) has been submitted to and approved in writing by the Local Planning Authority. The CEMP: Biodiversity shall include the following. 
A) Risk assessment of potentially damaging construction activities. 
B) Identification of “biodiversity protection zones”. 
C) Practical measures (both physical measures and sensitive working practices) to avoid or reduce impacts during construction (may be provided as a set of method statements). 
D) The location and timings of sensitive works to avoid harm to biodiversity features. 
E) The times during which construction when specialist ecologists need to be present on site to oversee works. 
F) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly competent person. 

G) Responsible persons and lines of communication. 
H) Use of protective fences, exclusion barrios and warning signs. 
The approved CEMP shall be ahead to and implemented throughout the construction period strictly in accordance with the approved details. 

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


C18
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall take place on site in connection with the development hereby approved unless the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.
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: This is a pre commencement condition 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).

C19
Prior to the commencement of development, including any demolition, a Site Waste Management Plan (SWMP) shall be submitted to and approved in writing by the Local Planning Authority.  The SWMP should aim to reduce the amount of waste being produced on site and should contain information including types of waste removed from the site and where that waste is being taken to.  The development shall be carried out in accordance with the approved SWMP.  

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


C20
Before any above ground building operations hereby permitted are commenced, samples and details of the proposed external materials including for hard surfacing shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.


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


C21
No construction above ground level shall take place until an Energy Statement demonstrating compliance with Policy DM4 of the Development Management Policies LDD (adopted July 2013) and details of any proposed renewable technologies has been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details and the submitted Energy Statement prior to occupation of the development hereby permitted. 


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


C22
Notwithstanding the details on the approved plans, no development in relation to the proposed refuse and recycling provision for the development shall take place until a scheme for the separate storage and collection of domestic waste has been submitted to and approved in writing by the Local Planning Authority. Details shall include the siting, size and appearance of refuse and recycling facilities on the premises. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter.

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


C23
No development above ground level shall take place until there has been submitted to and approved in writing by the Local Planning Authority a plan indicating the positions, design, materials and type of boundary treatment to be provided. The boundary treatment shall be erected prior to occupation and maintained in accordance with the approved details.


Reason: To safeguard the visual 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).


C24
No development above ground level shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development and details of those to be retained and a programme for all required soft landscaping works.


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

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


C25
A parking management plan, including details of the allocation of vehicle parking spaces and cycle storage spaces within the development; and long term management responsibilities and maintenance schedules for all communal parking areas, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development hereby approved. The parking management plan shall be carried out in accordance with the approved details.


Reason: To ensure that adequate off-street parking and manoeuvring space is provided within the development so as not to prejudice the free flow of traffic and in the interests of highway safety on neighbouring highways in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).


C26
The soft landscaping areas of the development shall be carried out, managed and maintained in accordance with the Soft Landscape Management and Maintenance Plan (GADE20458Man Rev B). 
Reason: In order to ensure that the approved landscaping is satisfactorily maintained, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C27
Prior to occupation of any part of the development hereby permitted, a scheme identifying the size/extent, specification, location, timing of delivery and proposals for the future management of open space and play space on the site shall have been submitted to and approved in writing by the Local Planning Authority. The open space and play space shall be provided in accordance with the approved scheme prior to occupation of any part of the development and shall be managed and maintained in accordance with approved scheme thereafter.

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

C28
Prior to occupation of the development hereby permitted, a lighting design strategy should be submitted to and approved in writing by the Local Planning Authority. The strategy shall show how and where external lighting will be installed. The approved strategy should be implemented prior to the occupation of the development and should be permanently maintained as such thereafter.

Reason: In the interests of visual amenity and to maintain wildlife habitat and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).
C29
Should they be required, detailed proposals for fire hydrants serving the development as incorporated into the provision of the mains water services for the development, whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of development. The development shall thereafter be implemented in accordance with the approved details prior to occupation of any building forming part of the development.

Reason: To ensure that there is adequate capacity for fire hydrants to be provided and to meet the requirements of Policies CP1 and CP8 of the Core Strategy (adopted October 2011).
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
Any works required to be undertaken within the highway boundary (including alterations to the footway and the proposed site access) will need to be secured and approved via a S278 Agreement with Hertfordshire County Council.

I4
The applicant is advised that the Hertfordshire Crime Prevention and Design Advisor has made the following comments on the proposed development:

a. In October 2015, Approved Document Q (ADQ) came into force that requires under Building Regulations dwellings are built to “Prevent Unauthorised Access”.  This applies to any “dwelling and any part of a building from which access can be gained to a flat within the building”.  Performance requirements apply to easily accessible doors and windows that provide access in any of the following circumstances:

iv. Into a dwelling from outside

v. Into parts of a building containing flats from outside

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


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

I5
The applicant is advised of the following comments from Thames Water:

To the North West of the proposed development sits Railway Terrance Balancing Pond. This is a Thames Water Asset. The company will seek assurances that it will not be affected by the proposed development. 

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

I6
The development may require a permit under the Environmental Permitting (England and Wales) Regulations 2010 from the Environment Agency for any proposed works or structures, in, under, over or within eight metres of the top of the bank of the River Gade, designated a ‘main river’. This was formerly called a Flood Defence Consent. Some activities are also now excluded or exempt. A permit is separate to and in addition to any planning permission granted. Further details and guidance are available on the GOV.UK website: https://www.gov.uk/guidance/flood-risk-activities-environmental-permits.
I7
Affinity Water have advised that the proposed development site is located within an Environment Agency defined groundwater Source Protection Zone (SPZ) corresponding to Hunton Bridge Pumping Station. This is a public water supply, comprising of a number of Chalk abstraction boreholes, operated by Affinity Water Ltd. 

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

For further information you are referred to CIRIA Publication C532 "Control of water pollution from construction - guidance for consultants and contractors".
I8
The Canal and River trust have advised that any necessary remediation of the site should take place to ensure that there is no possibility of contamination from either wind blown material, ground or surface waters.
I9
The following terms (and those related to them) referred to at Condition C11 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.

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.

Grant means means national affordable housing programme funding allocated by the Homes and Communities Agency.

Homes and Communities Agency 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.

Net Proceeds means any receipts or consideration received by a Registered Provider from the sale of an interest in any of the Affordable Housing following its initial occupation after deduction of the registered Provider's reasonable evidenced costs of acquisition, construction and sale of the relevant affordable dwelling and the deduction of any Grant repayable.

Open Market Value means the value confirmed by a certificate (from a professionally qualified valuer and produced in accordance, where applicable, with the Homes and Communities Agency Capital Funding Guide or successor requirements) that the relevant interest in the dwelling would fetch if sold on the open market by a willing vendor to a willing purchaser.

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.

Registered 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 Registered Provider in any event to be approved by the Council.

Scheme Design and Quality Standards means standards in relation to the internal environment sustainability and external environment of Affordable Dwellings 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.

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

Target Rent means a rent which does not exceed the guideline rent determined through the national rent regime set from time to time.

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

I10
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The applicant and the Local Planning Authority engaged in pre-application discussions and the Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments. This results in a form of development that maintains/improves the economic, social and environmental conditions of the District.

