
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 23 February 2017   from 7.30pm to 8.51pm.
Present:
Councillors Chris Whately-Smith (Chairman), Phil Brading, Alex Hayward, Chris Lloyd, David Major, Debbie Morris, Reena Ranger and Ann Shaw OBE.
Apologies for absence were received from Councillors Marilyn Butler, Peter Getkahn and Stephen King.
Councillor Chris Lloyd entered the meeting at 7.33pm.
Officers:
Joanna Bowyer, Claire Westwood, Suzanne O’Brien, Helen Wailling.
Also in attendance: Councillors Diana Barber, Paula Hiscocks and Parish Councillor Jean Bowman.
About 29 members of the public.

P  C96/16
MINUTES


The Minutes of the Planning Committee meeting held on 19 January 2017 were confirmed as a correct record and were signed by the Chairman.
P  C97/16
NOTICE OF OTHER BUSINESS

There was none.
The Chairman noted that following the Council meeting on 21 February 2017, due to a change in proportionality, the number of Members on the Committee had reduced by one, and Councillor Diana Barber would no longer be a Member of the Committee. 

The Chairman thanked Councillor Barber for her work and time on the Committee.

P  C98/16
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 7 (16/2554/FUL) as a Member of the Parish Council Planning Committee (as detailed under item 4 on the agenda) but would be entitled to stay and vote as he:
·  has an open mind about the application

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

·  can deal with the application fairly and on its merits at Committee
Councillor Reena Ranger declared a conflict of interest in item 12 (16/2753/FUL) and left the room for this item. 

PC99/16    16/2497/FUL - Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park) and erection of 1 x 8 storey mixed use building (plus 3 storey basement) to include 401 residential units, leisure and communal facilities (including gym, swimming pool, sauna, steam room, crèche, projector room and coffee shop), retail, roof garden, internal arboretum and parking. Erection of 2 x 4 storey office (Class B1) buildings. Associated works, at SYMBIO POINT, UNITS 3 & 4 WOLSEY BUSINESS PARK, TOLPITS LANE, WATFORD, RICKMANSWORTH, HERTFORDSHIRE, WD18 9BL, for RSquare Properties Ltd.
The Planning Officer reported that, as set out in the committee report at paragraph 3.16 on page 7, the applicant had submitted responses to comments received during the application.  Having reviewed the applicants’ response, further comments had been received on behalf of the ‘Friends of Croxley Common Moor’.  In summary, their concerns regarding the impact of the development remained and they did not consider that their objection had been addressed by the applicant in their response.

A copy of a letter dated 22 February from the applicant to Hertfordshire County Council as Highways Authority setting out how they considered that highways objections could be overcome was received by the LPA on 22 February.  

Further to this, amended plans (electronic link via drop box) had been received by the LPA at 4pm that afternoon.  The amendments reduced the car parking provision to 963 spaces and increased the motorcycle provision to 48 spaces in response to the highways comments.  The amendments had not been formally accepted by the LPA due to their late receipt and the Highway Authority had not been re-consulted.  Reason for refusal 2 (page 71) acknowledged that the site was not sustainably located and that it had not been demonstrated that it could be made sustainable.  It also referred to the overprovision of car parking.  Whilst the applicant was willing to reduce the level of car parking proposed, it was not considered that this would overcome the in-principle concerns regarding the location to address this reason for refusal.

A letter from the applicant to the LPA had been received that afternoon requesting that the LPA seek to proactively engage with the applicant with a view to a positive outcome.  In summary, the letter requested that the recommendation for refusal was revised and the objection on highways grounds omitted.  However, as referred to previously, the reason for refusal related to the unsustainable location of the application site.

Affordable housing was addressed at page 46 of the committee report.  The report set out the LPA’s position that it had not been demonstrated that it would not be viable for the scheme to meet the policy requirement.  The applicant had submitted a Secondary Viability Report, received by the LPA on 22 February, which supported their assertion that the scheme would not be viable with any affordable housing contribution.  Notwithstanding that, the applicant was seeking to provide 32 units, equivalent to 8% affordable housing.  Whilst a detailed review of the Secondary Viability Report had not been received at this time due to the late receipt of the additional information, the Independent Assessor had made an initial review and had advised that the issues highlighted in their most recent report remained unanswered.  They considered that there were still many areas of disagreement but the main two areas were that much more detail was required regarding the build cost and there remained a major difference in the existing use values.  As such, Reason for Refusal 6 (page 72) remained applicable.
In accordance with Council Procedure Rule 35 (B) Mr Sam Budhdeo and Mr Ambi Singh spoke in favour of the application (the Chairman had ruled that on this occasion he was happy for two speakers to split the three-minute time limit between them).
Councillor Phil Brading said that officers had prepared a very full report and had dealt with all the matters that were needed to be considered in great detail, including the relevant policies. 
Councillor Phil Brading, seconded by Councillor Ann Shaw, moved the recommendation in the report, to refuse the application. 
Councillor Reena Ranger said the following:

· In the locality of the proposed development there were local nature reserves, Sites of Special Scientific Interest, Conservation Areas and Groundwater Source Protection Zones. The proposals would have a significant impact both below and above the ground. 
· There were safety concerns, for instance on entering and exiting from Tolpits Lane (paragraph 4.1.34 of the report).

· There were some queries raised on page 21 about the site road not yet having been adopted by Hertfordshire County Council. 

· The report referred to rail transport links, but these were half an hour from the proposed development, and the new rail link would not be completed until 2020, if it went ahead. 

· It was not clear if there would be footpaths. 

· Paragraph 4.1.2 of the report referred to the effect of the development on biodiversity and that some species could become extinct. There would also be an issue with light pollution. 

· Paragraph 4.1.12 - the comments from the Herts Constabulary Crime Prevention Design Advisor referred to the proposals being a substantial residential development, and that there could be damage to commercial premises. There was also a reference to car parking and concerns about the human impact on the smooth running of the parking technology. There were also concerns raised about the layout and design of the car parking area. 
Councillor Debbie Morris noted that a number of consultees had objected, including the Biodiversity Officer, Herts Highways, Local Plan Team, Moor Park 1958, Friends of Croxley Common Moor, and the Housing Development Officer. The public comments and objections included an objection from Camelot UK, an important local stakeholder, which employed about 630 people on that site. 

Councillor Debbie Morris also said that there was a large shortfall in the proposed amenity space provision (Paragraph 7.5.23), which was hugely disappointing. 
On being put to the Committee the motion was declared CARRIED the voting being unanimous.
RESOLVED:

That PLANNING PERMISSION BE REFUSED for the following reasons:


R1
The site is within an allocated Employment Area and the proposals would result in a net loss of Class B1 (office) floor space.  The proposed development, by reason of its excessive scale, height, design and proximity to existing buildings would be an overbearing and overdominant form of development to the detriment of the amenity of neighbouring business occupiers.  The proposal would therefore be contrary to Policy SA2 of the Site Allocations LDD (adopted November 2014) and Policy CP6 of the Core Strategy (adopted October 2011).

R2
The site is remotely located and is not within an existing sustainable location and it has not been demonstrated that the location could be made sustainable.  There is also high dependence on the private car evidenced by the overprovision of car parking spaces.  The NPPF seeks to ensure that patterns of growth make the fullest possible use of public transport and that developments that generate significant movement are located where the use of sustainable transport modes can be maximised.  The proposal is contrary to these strategic aims which seek to achieve a sustainable pattern of development and would undermine the Spatial Strategy of the Core Strategy.  The development would fail to comply with Policies CP1, CP2 and CP12 of the Core Strategy (adopted October 2011) and the NPPF.


R3
The proposed development, by reason of its design, excessive height, width, scale, bulk, building-to-plot ratio which would not allow adequate space for landscaping, would be cramped, excessively dominant in the street scene and surrounding locality and would have an adverse impact on the landscape.  It would represent overdevelopment of the site, to the detriment of the visual amenities, appearance and character of the street scene and area as a whole.  This is contrary to Policies CP1, CP3 and CP12 of the Core Strategy (adopted October 2011), Policies DM1 and DM7 and Appendix 2 of the Development Management Policies (adopted July 2013) and the NPPF.


R4
The proposed development, by reason of its excessive scale, bulk, height, design and close proximity to existing buildings, would result in an overbearing and overdominant form of development and overlooking to the detriment of the visual and residential amenities of neighbouring occupiers at The Dell, Glendale and The Oaks, contrary to Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


R5
The proposed development, by reason of its excessive scale, height and design (including layout/arrangement of flats) incorporating extensive glazing and balconies and relationship with existing development, would result in unacceptable levels of overlooking of a number of the proposed residential units and would create a sense of overbearing and enclosure that would be experienced by a number of the residential units to the detriment of the residential amenities of future residential occupiers.  The proposed development would also fail to provide sufficient amenity space to the detriment of the residential amenities of future occupiers.  This is contrary to Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Policies DM1 and DM11 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and the NPPF.


R6
The proposed development fails to meet the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and SPD: Affordable Housing (approved June 2011) in that the scheme would not provide policy compliant affordable housing and it has not been demonstrated that it would not be viable to meet policy requirements for affordable provision; a S106 Agreement has not been agreed to secure provision; and the proposed housing mix would fail to meet the requirements of Policy CP3 of the Core Strategy (adopted October 2011) and no evidence or justification has been provided to support the proposed housing mix.

R7
The proposed development would result in a significant increase in demand for sustainable transport provision in the area.  There is currently a shortage of these facilities in the area. The proposed development would exacerbate this situation and in the absence of a signed agreement under the provisions of Section 106 of Town and Country Planning Act 1990 fails to recognise the impact of the development upon these services.  The proposal would also attract a requirement for fire hydrant provision. The application therefore fails to meet the requirements of Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011).

Informatives


I1
 ASK   \* MERGEFORMAT In line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015, the Local Planning Authority has considered, in a positive and proactive manner, whether the planning objections to this proposal could be satisfactorily resolved within the statutory period for determining the application. Whilst the applicant and the Local Planning Authority engaged in pre-application discussions and further information has been submitted through the course of the application, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.
PC100/16   
16/2554/FUL - Studio parking deck to provide 2,150 additional parking spaces, bicycle store, security office, post room facilities and rearrangement of internal vehicular circulation at WARNER BROS. STUDIOS LEAVESDEN, WARNER DRIVE, LEAVESDEN, HERTFORDSHIRE, WD25 7LP for Warner Bros. Studios Leavesden  
In accordance with Council Procedure Rule 35 (B) Mr Shobhit Aruva spoke against the application and Mr Dan Dark spoke in favour of the application.

Councillor Chris Whately-Smith referred to one of the plans, and noted that none of the shadows which would be caused by the development reached the boundary of the site. 
The distance between the proposed development and Aerodrome Way had also been significantly increased. 

The access to the car park would move traffic off the highway more quickly, which would increase safety on the site.

Councillor Debbie Morris referred to Paragraph 7.12.13 of the report and the proposal that there would be motion sensors on levels 1-4 and that level 5 would not be lit after 11pm. Councillor Morris said that it would be more acceptable if the lights were also switched off completely on levels 3 and 4 after 11pm. The Planning Officer said there had been some initial discussions with the applicant in regard to this, and that they could direct car park users to lower levels to avoid setting off the sensors. Condition C8 could also be amended to require submission of a lighting review to be considered with feedback from Environmental Health to check there was no unacceptable impact on residential amenity going forward. 
Councillor Phil Brading said the number of cars using the site would go up and down depending on what was being filmed. It was hoped that the proposed car park would be sufficient to deal with all future parking requirements. 
One objector had asked why there was no green wall in the design. Councillor Phil Brading said that a green wall would have softened the view, and asked if it could be brought to the attention of the applicant as something Members would welcome.  However he would not want the application to be delayed on account of this. 
The Planning Officer referred to Paragraph 3.8 of the report and said that the landscaping would supplement the existing planting. An informative could also be added in regard to a ‘living’ wall.

Councillor Ann Shaw, seconded by Councillor Chris Lloyd, moved the recommendation in the report, that planning permission be granted, subject to conditions, including the issues raised by Planning Committee Members, that reference be made to a review of lighting management procedures, and an additional informative be added to request that consideration be given to provision of a living wall to the car park, and planting of native species to the rear of Offord Grove.
Councillor Phil Brading referred to the proposal to use Leylandii trees (Paragraph 7.6.5 of the report), and asked if more native species could also be planted, which would eventually replace the Leylandii. 
Councillor Chris Whately-Smith also noted that Leylandii were a dense species and would remove light from the gardens, and cause problems when they matured. In effect they would cause the shadow which had been discussed in relation to the siting of the car park. Native deciduous trees should be planted.

The Planning Officer said the plan was also to plant native species, but that this could be added as an informative. 

Councillor David Major asked that the applicant be requested to put arrangements in place during construction of the site to mitigate the impact of construction on residents. 

On being put to the Committee the motion was declared CARRIED, with the amendments proposed, the voting being unanimous.
RESOLVED: 

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



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


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

224401AW/001 (Location Plan), 224401AW/1/PL/001/A (Landscape Plan), 1279/PL/1000, 1279/PL/1001, 1279/PL/1002 Rev A, 1279/PL/1003 Rev A, 1279/PL/1004 Rev A, 1279/PL/1005 Rev A, 1279/PL/1006 Rev A, 1279/PL/1007 Rev A, 1279/PL/1008 Rev A, 1279/PL/1009 Rev A, 1279/PL/1010 Rev A, 1279/PL/1011, 1279/PL/1012 Rev A, 1279/PL/1013, 1279/PL/1014 Rev A, 1279/PL/1015, 1279/PL/1016


Reason: For the avoidance of doubt, in the interests of the amenities of the locality and residential amenity and in the proper interests of planning in accordance with Policies PSP2, CP1, CP6, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA8 of the Site Allocations LDD (adopted November 2014). 


C3
The development hereby permitted shall not be constructed other than in the materials as have been approved in writing by the Local Planning Authority as shown on the approved plans, 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).


C4
The development hereby permitted shall not be occupied until headlight screening panels have been provided to the north and east elevations of levels 1 – 5 in accordance with the details shown on approved plan 1279/PL/1014 Rev A and the panels shall be maintained permanently as such thereafter.

Reason: In the interests of the amenity of nearby residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C5
The development hereby permitted shall be carried out in accordance with the approved Flood Risk Assessment and Assessment of Existing Sustainable Urban Drainage System (SUDS) report (prepared by Quattro Consult dated November 2016) and mitigation measures shall be fully implemented prior to first occupation of the development hereby permitted. 
Reason: To prevent flooding by ensuring the satisfactory storage of and disposal of surface water from the site 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).


C6
The hard and soft landscaping scheme shown on approved plan number 224401AW/1/PL/001/A (Landscape Plan) shall be carried out and completed prior to the first use of the studio parking deck. 

All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed in writing by the Local Planning Authority prior to occupation 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 CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C7
All plant, machinery and equipment installed or operated in connection with the development shall be so enclosed and/or attenuated so that noise therefrom does not exceed a level of 45 dB(A) during the day and 30 dB(A) during the night when measured at a distance of 1 metre away from the boundary of the site. There shall be no amplified sounds (other than those required for reasons of health and safety) which are audible outside the site boundary.

Reason: To ensure that nearby residential properties are not subjected to excessive noise and disturbance having regard to Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C8
All existing external lighting shall be operated in accordance with details previously approved by the Local Planning Authority. Lighting to the development hereby permitted shall be implemented and maintained in accordance with the Lighting Strategy (prepared by dn-a, January 2017) and lighting design details within the Design and Access Statement (December 2016) forming part of the application with regard to the position, height, design, intensity and time restrictions on the lighting, with lighting to level 5 switched off between 23.00 and 06.00 hours and late night users directed to lower levels of the car park through appropriate signage.


Within 6 months of occupation of the development hereby permitted, a lighting strategy review shall be submitted to and approved in writing by the Local Planning Authority to cover details of the position, height, design, intensity, time restrictions and management procedures for use of the car park to consider and mitigate as appropriate impacts of the lighting as initially installed on the area.


The lighting shall be installed and operated thereafter in accordance with the approved details including any mitigation measures deemed necessary following the lighting strategy review.
Reason: In the interests of visual amenity, residential amenity and biodiversity in accordance with Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6 and DM9 of the Development Management Policies LDD (adopted July 2013).

C9
The internal road and car parking layout shall be constructed and maintained as shown on the approved plans and in accordance with the proposed construction details prior to occupation of the development hereby permitted. The number of car parking spaces hereby approved shall not exceed a total number of 2,639 spaces, as follows:

2,150 in the Studio Parking Deck levels 1-5

489 at surface level

The parking spaces approved shall only be used by staff and visitors in connection with the main Film Studio buildings and shall not be used by members of the public at any time. 

Reason: To ensure future control of the site 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).

C10
Provision for the secure storage of bicycles shall be made in accordance with the approved plans prior to first occupation of the development hereby permitted. The bicycle storage arrangements shall be carried out as approved and retained thereafter. 

Reason: To ensure that secure bicycle storage facilities are provided to encourage use of sustainable modes of travel 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).

C11
All site works shall be carried out in accordance with the recommendations in Section 7 of the Contamination Assessment (Ramboll Environ, September 2015) submitted as part of application 15/1852/FUL. No piling or any other foundation designs using penetrative methods shall be undertaken other than with the written consent of the Local Planning Authority, which may be given where it has been demonstrated that there is no resultant unacceptable risk to groundwater. The development shall be carried out in accordance with the approved details. 
Reason: To protect the water environment, including groundwater, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).
C12
The development hereby permitted shall be carried out in accordance with the approved Construction Environmental Management Plan (December 2016) throughout the period of works.


Reason: In the interests of the local environment and highway safety in accordance with Policies CP1, CP9 and CP10 of the Core Strategy (adopted October 2011) and Policies DM6, DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

C13
For the duration of the development works hereby permitted, an HGV booking system shall be provided to manage the arrival and departure of HGVs to and from the site. 


Reason: In the interests of the local environment and highway safety in accordance with Policies CP1, CP9 and CP10 of the Core Strategy (adopted October 2011) and Policies DM6, DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

C14
The development hereby permitted shall be operated and managed in accordance with the approved details and the approved Operational Management Plan (December 2016) submitted with the application.


Reason: In the interests of the local environment, residential amenity and highway safety in accordance with Policies CP1, CP9 and CP10 of the Core Strategy (adopted October 2011) and Policies DM6, DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

C15
The development hereby permitted shall be carried out in accordance with the Site Waste Management Plan (December 2016) submitted with the application.


Reason: In the interests of the local environment and sustainability in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).
C16
The development hereby permitted shall be carried out in accordance with the Air Quality Assessment (prepared by Entran Limited, February 2017) submitted with the application.


Reason: In the interests of the local environment and sustainability in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

Informatives:


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

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

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

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

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

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


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


I3
The applicant is reminded that, under the Wildlife and Countryside Act 1981, as amended (section 1), it is an offence to remove, damage, or destroy the nest of any wild bird while that nest is in use or being built. Planning consent for a development does not provide a defence against prosecution under this act. 



Trees and scrub are likely to contain nesting birds between 1st March and 31st August inclusive. Trees and scrub are present on the application site and are assumed to contain nesting birds between the above dates, unless a recent survey has been undertaken by a competent ecologist to assess the nesting bird activity on site during this period and has shown it is absolutely certain that nesting birds are not present.

I4
The applicant is advised that in accordance with the Highway Act 1980 best practical means shall be taken at all times to ensure that all vehicles leaving the development site during construction of the development are in condition such as not to emit dust or deposit mud, slurry or other debris on the highway. This is to minimise the impact of construction vehicles and to improve the amenity of the local area.

I5
The Hertfordshire Constabulary Crime Prevention and Design Advisor has provided the following guidance for operation of the development hereby permitted:

Design against crime for Multi-Story car parks (MSCP): Such elements to design against crime for MSCP are:
a. Able to be closed off overnight for when the site is shut down. For this site this could be achieved by a barrier at the vehicle entrance off the access road?

b. Lighting to the appropriate British Standard levels for ramps, parking decks, pedestrian stair cores, pedestrian entrances and vehicle entrances.

c. Ceilings painted white to help reflect light. 

d. Columns and blank walls painted white (with bottom .5m painted grey or black so exhaust fumes do not visibly mark the walls), so users can see anything moving easier against a light background. 

e. Pedestrian routes and crossing points painted or clearly marked on roadway surfaces, for protection of pedestrians.

f. CCTV cameras to cover:

i. All vehicle entrances and exits so number plates of vehicles can be read

ii. All pedestrian entrance and exit points

iii. All stair cores and lift entrances

iv. All parking decks to a general observation standard

v. All cycle parking areas

vi. Entrances to toilet facilities 

For the CCTV to be able to be monitored in the security office by the security staff.
For the CCTV system:
i. Such CCTV recording medium must be a DVD best quality digital system that records for a minimum of 31 days before overwriting; the recording system that will be installed has its own software for playing back the CCTV on the DVD disk (that software needs to go on each playback disc, so that it is possible to replay the disc immediately). That CCTV cameras record at a minimum frame rate of 8 frames per second (FPS) or higher. Whilst the minimum frame rate of 8 frames per second is quoted, it may need to be higher to capture driving through the field of view (FOV) of the camera at the vehicle entrance and exit and may need to increase to 12 FPS. 

ii. The CCTV system should have a clock and date that are displayed on any clip viewed. The system clock and date should be set correctly and maintained (taking account of GMT and BST). When images are downloaded onto a disc or other medium for police purposes, it needs to be with the time and date integral to the relevant picture.

iii. The CCTV storage system should be operated and recorded pictures retained in a secure area.

iv. The playback software should have: variable speed control including frame by frame, forward and reverse viewing; be able to display single and multiple cameras and maintain aspect ratio (i.e., the same relative height and width); be able to display a single camera at full resolution; permit the recording from each camera to be searched by time and date. 

I6
The applicant is advised that Advertisement Consent is likely to be required for the proposed signage within the site.

I7
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.

I8
The applicant is requested to review the potential for incorporating use of 'living walls' to the car park hereby permitted, and for supplementary planting of native species to the boundary of the site with Offord Grove (subject to any necessary planning approval).
  P  C101/16
16/2594/FUL – Erection of 10 metre high noise retention wall and associated landscaping at SUB STATION NORTH OF SILK MILL ROAD, RIVERSIDE ROAD, OXHEY HALL, HERTFORDSHIRE for National Grid  
The Planning Officer reported that one letter had been received in support.

Councillor Chris Whately-Smith moved the recommendation in the report, that planning permission be approved.

In accordance with Council Procedure Rule 35 (B) Mr Graham Bell spoke in favour of the application.
Councillor David Major noted that a ground-based sound would not be solved by building the wall. 

Councillor Phil Brading said that they had to assume that National Grid had looked into the issue thoroughly. 
He said he was very much in favour of the wall. The wall might have a darkening effect on people’s gardens but this would be secondary to the function of the wall. He asked if the wall could be painted in shades of green so that it blended in better to the background. 

Councillor Chris Lloyd asked about similar examples of walls already in existence and the feedback they had from residents living near these. The Planning Officer referred to Paragraph 8.3.5, which referred to a similar barrier installed in the London Borough of Ealing. 

Councillor Debbie Morris seconded the proposal, and said she was very sorry that residents had suffered so much from the noise. 


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

RESOLVED: 




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

C1 
The development hereby permitted shall commence before the expiration of SIX MONTHS from the date of this decision.


Reason: In pursuance of Section 91(1) of the Town and Country Planning Act 1990 and as amended by the Planning and Compulsory Purchase Act 2004. The existing noise from the substation without the 10m high noise retention wall would result in the service of a Noise Abatement Notice. 

C2
The development hereby permitted shall be carried out in accordance with the following approved plans: A.01 Rev A; A.02 Rev A; A.03 Rev A; A.04; A.05 & 35715_Bri08F.

Reason: For the avoidance of doubt and in the proper interests of planning and in accordance with Policies CP1, CP6, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM2, DM6, DM8, DM9, DM10 and Appendix 4 of the Development Management Policies LDD (adopted July 2013) and NPPF (March 2012).

C3
Within ONE MONTH of the date of this decision, details of the external colour of the noise retention wall to all elevations shall be submitted to and approved in writing by the Local Planning Authority. The noise retention wall shall be permanently retained in the agreed colour.

Reason: In the interests of the visual amenity of the Green Belt and local area in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD (adopted July 2013).
C4
All soft landscaping works hereby permitted shall be carried out in the next planting season in accordance with approved plan number 35715_Bri08F. The soft landscaping works hereby permitted 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 and the locality and the Green Belt in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM6 of the Development Management Policies LDD (adopted July 2013). 

C5
Immediately following the completion of the 10m high noise retention noise wall hereby permitted, the internal road shall be restored to its condition prior to works taking place.




Reason: In the interests of visual amenity and the locality and the Green Belt in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM6 of the Development Management Policies LDD (adopted July 2013).
C6
Following the cessation of the substation for electricity transmission purposes, the noise retention wall and its associated supporting structures and fittings hereby permitted shall be permanently removed from the application site within 3 months of the cessation of electricity transmission on the site.



Reason: The very special circumstances demonstrated under this application to justify inappropriate development within the Green Belt would no longer exist and therefore its retention would not be in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD (adopted July 2013).

Informatives

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

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

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

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

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

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

I2 
The 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 which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.
I3
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.

I4
The applicant is advised that a Public Right of Way runs adjacent to the application site. This Right of Way must be protected to a minimum width of 2m and its current surface condition maintained. The Right of Way must remain unobstructed by vehicles, machinery, materials, tools and any other aspects of construction during works. The safety of the public using the route should be paramount. The condition of the route must not deteriorate as a result of the works. All materials are to be removed at the end of construction. 

If these standards cannot be reasonably be achieved then a Temporary Traffic Regulation Order would be required to close the affected route and divert users for any periods necessary to allow works to proceed. A fee would be payable to Hertfordshire County Council for such an order.

P  C102/16
16/2614/FUL - Variation of Condition 2 (plan numbers) of planning permission 16/0841/RSP (Part Retrospective: Two storey front extension; first floor front extension, extension to roof including increase in ridge height; rear dormers; alterations to fenestration; demolition of existing detached garage and alterations to access and to landscaping to provide additional hardstanding) to include alterations to fenestration at 19 LYNWOOD HEIGHTS, RICKMANSWORTH, WD3 4ED for Mr Bob Singh
Councillor Phil Brading moved the recommendation in the report, that planning permission be granted subject to conditions. 
Councillor Alex Hayward said the side windows on the extension would overlook the house on the right of the property. In the original application there had not been any side windows proposed.

The Planning Officer said the while the condition meant that windows could not be added without planning permission, an application had now been made for them.
Councillor Alex Hayward said that the site itself was a mess, and that there was no boundary protection between the site and the footpath. A lot of amendments had been made to the application and it was frustrating that the planning system was used in this way. The Planning Officer said Building Control were aware of the condition of the site and had advised the Health and Safety Executive. Planning Officers could also raise this as an issue. 
Councillor Debbie Morris referred to Condition C9 and the Construction Management Plan, and asked if this could be tied in with the condition of the site. The Planning Officer said they could require details of the materials and storage used on site as part of Condition C9, including the boundary with the pedestrian footpath. 

Councillor Alex Hayward said she had been told that the builders on the site on the roof were not wearing hard hats. The Chairman said that officers would raise this as an issue. 

Councillor David Major seconded the proposal, with the amendment that Condition 9 be updated to require details of materials storage and hoarding to site frontage.


On being put to the Committee the motion was declared CARRIED the voting being 7 For, 0 Against and 1 Abstention. 

RESOLVED:

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


C1
The development hereby permitted shall be carried out and maintained in accordance with the following approved plans: 15/2908/1, 15/2908/2A, 15/2908/3B, 15/2908/4A, 15/2908/5H, 15/2908/6K, 15/2908/7F, 15/2908/8H, 15/2908/9, 15/2908/10B, TRDC001 (Location Plan)


Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities of the locality and residential amenity of neighbouring occupiers, in accordance with Policies CP1, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6, DM8, DM9, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).
C2
Unless shown on the approved plans, all new works or making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building.

Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C3
Before the first occupation of the building/extension hereby permitted the window(s) in the first floor flank elevations shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the windows are installed. The windows shall be permanently retained in that condition thereafter.

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

C4
Before the first occupation of the building/extension hereby permitted the door in the ground floor flank elevation facing 21 Lynwood Heights shall be formed of solid panels and/or purpose made obscured glazing only. The door shall be permanently retained in that condition thereafter.

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

C5
Notwithstanding the provisions of the Town and Country (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification), no windows/dormer windows or similar openings [other than those expressly authorised by this permission] shall be constructed in the flank elevations or roof slopes of the extension/development hereby approved.

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

C6
Within ONE MONTH of the date of this permission, a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development shall be submitted the Local Planning Authority for approval.

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

Reason: In the interests of visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6 and DM9 of the Development Management Policies LDD (adopted July 2013).

C7
No alterations to the vehicular access or site frontage shall take place until details of the disposal of surface water from the proposed parking area accessed from Lynwood Heights 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: To minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM8, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C8
No alterations to the vehicular access to the site shall begin until details of the proposed vehicular access are submitted to and approved in writing by the Local Planning Authority. The details should confirm the proposed reinstatement of the existing vehicular crossover arrangement and any associated works required in the adjacent verge areas on Lynwood Heights. The development shall be carried out in accordance with the approved details.


Reason: To minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).
C9
Within ONE MONTH of the date of this permission, full details of all proposed construction vehicle access, movements, parking arrangements; facilities for mud and dust control; material storage and hoarding to the site frontage shall be submitted to the Local Planning Authority for approval. The relevant details should be submitted in the form of a Construction Management Plan and the approved details shall be implemented throughout the construction programme.

Reason: To minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).


Informatives:

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



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


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


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


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


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

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


I3
Bats are protected under domestic and European legislation where, in summary, it is an offence to deliberately capture, injure or kill a bat, intentionally or recklessly disturb a bat in a roost or deliberately disturb a bat in a way that would impair its ability to survive, breed or rear young, hibernate or migrate, or significantly affect its local distribution or abundance; damage or destroy a bat roost; possess or advertise/sell/exchange a bat; and intentionally or recklessly obstruct access to a bat roost.

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

The UK Bat Helpline: 0845 1300 228

Natural England: 0300 060 3900
Herts & Middlesex Bat Group: www.hmbg.org.uk

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


I4
The applicant is advised that in order to comply with this permission it will be necessary for the developer of the site to enter into an agreement with Hertfordshire County Council as Highway Authority under Section 278 of the Highways Act 1980 to ensure the satisfactory completion of the access and associated road improvements. The construction of such works must be undertaken to the satisfaction and specification of the Highway Authority, and by a contractor who is authorised to work in the public highway. Before works commence the applicant will need to apply to the Highway Authority to obtain their permission and requirements. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

I5
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The development maintains/improves the economic, social and environmental conditions of the District.
P  C103/16
16/2683/FUL - Demolition of Public House and erection of one three-storey and one two-storey residential block, comprising a total of 33 flats with associated parking and landscaping, at THE GRAPEVINE PUBLIC HOUSE, PRESTWICK ROAD, SOUTH OXHEY, WD19 6XY, for Watford Community Housing Trust

The Planning Officer reported that in response to comments from Herts Ecology, the applicant had submitted an additional Bat survey report which had been reviewed by Herts Ecology.  The report had recommended an outline mitigation strategy which Herts Ecology considered was appropriate and they therefore raised no objection to the application, subject to a condition requiring emergence surveys to be undertaken.  The outline mitigation strategy should be modified as appropriate based on the outcome of the emergence survey.  

A Construction Environment Management Plan had also been submitted.  Hertfordshire Ecology raised no objection and were satisfied that the mitigation strategy was sound.

In response to comments from HCC as Lead Local Flood Authority, the applicant had submitted a revised Drainage and SuDS Strategy Report.  HCC had reviewed the amended details and had confirmed that the points raised in their previous response had now been satisfied and they considered that the proposed development site could be adequately drained and mitigate any potential existing surface water flood risk if carried out in accordance with the overall drainage strategy.  They therefore raised no objection subject to conditions.

The report to March committee would be updated accordingly.

Councillor Debbie Morris said she was concerned about the significant shortfall in parking provision. Paragraph 7.8.8 stated that Census data had been used to vary the Parking Standards – was this usual?

There was also reference in Paragraph 7.8.9 to unrestricted kerb side parking, and she was not happy about the shortfall in parking provision.
Councillor Chris Lloyd asked if it was possible to reduce the green area on the plans to create additional parking spaces. 

The Planning Officer said she had noted Members’ comments and would discuss these with the applicant and report back to the next Committee meeting.
Councillor Chris Whately-Smith moved, duly seconded, the recommendations in the report.

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

RESOLVED:


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


The Committee noted the report.
P  C104/16
16/2741/FUL - Redevelopment of the site to provide 40 residential dwellings in three apartment blocks, with Block 1 and Block 2 extending to four storeys in height, and Block 3 extending to three storeys in height with associated underground car parking, private and communal amenity space, refuse and cycle storage. Creation of second access off Eastbury Avenue at FORMER POCKLINGTON HOUSE EASTBURY AVENUE, NORTHWOOD, MIDDLESEX, HA6 3LN for Thomas Pocklington Trust Limited

The Planning Officer reported that there was an error in Condition C23 on page 210. The first line should read that’ 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 be submitted to and approved in writing by the Local Planning Authority.’
The Highways Officer had provided a further response on the application which had been circulated to Members of the Committee. This referred to a requirement for works to deliver improvements to visibility at the junction of Eastbury Avenue and Watford Road and updated the conditions originally suggested.

In line with these comments, condition 16 on page 209 should be updated to require full details of the access including kerbing, footway, street lighting and vegetation clearance works prior to commencement of development.  

Condition 18 on page 209 should be updated to refer to the area of improved visibility splay at the junction of Watford Road and Eastbury Avenue being adopted as highway with provision of relevant details prior to commencement.

An additional informative would also advise the applicant in relation to the adoption of highway in association with condition C18.


Councillor Debbie Morris said that it was refreshing to find a developer who had resubmitted the application to address the Committee’s concerns.

Councillor Debbie Morris referred to Condition C14 and said that in regard to boundary treatment she would like to protect the amenity of residents in Mount View and Latimer Place, and be mindful of their privacy requirements.


Paragraph 7.7.9 and Condition C22 – Councillor Morris would like officers to ensure if the space was semi-managed or managed. In regard to provisions to keep the area clear of litter, it might be appropriate to add a dog litter bin. 


Councillor Morris referred to Paragraph 7.10.9, in regard to allocation and management of parking. Nine disabled spaces had been proposed - they needed to ensure that there were not vacant spaces remaining. There should be an annual review of disabled spaces to ensure that they were properly allocated and used. 

The Planning Officer said in regard to the boundary treatment, Condition C14 could be amended to protect the amenity of the adjoining residents. In regard to the management of space, this was covered by Condition C23. No details were known currently, but an informative could be added. In regard to parking management, Condition C20 required a plan to be in place. An informative could be added to require an annual review. 
In accordance with Council Procedure Rule 35 (B) Ms Catherine Williams had registered to speak in favour of the application, but waived her right to speak.


Councillor Phil Brading referred to affordable housing and said that it was difficult to understand why this was not viable. This was an area of high land values and high resale values. There was no proposal for Section 106 contributions to affordable housing. The Planning Officer said a detailed assessment had been carried out of the site in regard to viability taking into account the specific build costs. Given the site circumstances, a review mechanism was not suggested. Paragraph 7.3.6 of the report referred to this. 


Councillor Chris Lloyd said he disagreed with this view and that a review should be carried out. He said it was unacceptable to have no Section 106 contribution. 

Councillor Chris Whately-Smith moved, seconded by Councillor Alex Hayward,  the recommendation in the report, with the following amendment, that  the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that planning permission be granted, subject to a review mechanism for affordable housing viability being secured (the exact detail of which to be specified by the DCES, with the application to be returned to the Committee if the specified review mechanism is not secured) and subject to conditions; that Condition 14 be updated to refer to boundary treatment to secure amenity of neighbours; that Conditions 16 and 18 be updated according to Highways comments and that Condition 23 be corrected to refer to management of open and play space; that there be additional informatives in relation to highway works, parking management with regard to disabled spaces, and management of open/play space.


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

RESOLVED:
That the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that PLANNING PERMISSION BE GRANTED subject to a review mechanism for affordable housing viability being secured (the exact detail of which to be specified by the DCES, with the application to be returned to the Committee if the specified review mechanism is not secured) and subject to the following conditions:

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



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


C2
The development hereby permitted shall be carried out in accordance with the following approved plans: PL01/A, PL02/B, PL03/R, PL07/N, PL08/J, PL10/B, PL11/B, PL12/B, PL13/D, PL14/B, PL15/B, PL16/B, PL17/D, PL18/C, PL19/F, PL20/F, PL40/A, PL41/B, PL42/A, PL43/B, PL44/A, PL45/C, PL46/A, PL47/D, PL48/C, PL49/D, PL50/B, PL51/E, PL_52/F, PL_53/C, PL_54/D, PL_55/B, PL57/B, PL58/B, PL59/C, PL_60/D, PL_61/G, PL_62/G and PL_63/G


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


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


Reason: This is a pre commencement condition to safeguard the amenities of the occupiers of neighbouring residential properties and to ensure that the external appearance of the development is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


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


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


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


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


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

a) Purpose and biodiversity objectives for the proposed works; 

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

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

d) Timetable for implementation; 

e) Persons responsible for implementing the works; 

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

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


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


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

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

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

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

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


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


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

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


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


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

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


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


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


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

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


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


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


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


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

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


C16
The development shall not commence until full details of the proposed access arrangements onto the existing highway network have been submitted to and approved in writing by the Local Planning Authority. The details are to include all kerbing, footway, street lighting and vegetation clearance works adjacent to the highway boundaries to deliver safe vehicular and pedestrian movements between the site and the main road network.
Reason: In order to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

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


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

C18
The development shall not commence until full details of the proposed areas and treatments of adoptable highway (including the identification of appropriate vegetation clearance to deliver and improved visibility splay to the south of the junction of Watford Road and Eastbury Avenue) have been submitted to and approved in writing by the Local Planning Authority. The areas and construction details appropriate to all areas proposed as adoptable highway are also required to be identified and approved. The development shall be carried out in accordance with the approved details and no dwelling shall be occupied until those works have been completed and all of the areas approved as adoptable highway have been dedicated as public highway.

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


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

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


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


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


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


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

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

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

C23
Prior to occupation of any part of the development hereby permitted, a scheme identifying the size/extent, specification, location, timing of delivery and proposals for the future management of open space and play space on the site shall be submitted to and approved in writing by the Local Planning Authority. The open space and play space shall be provided in accordance with the approved scheme prior to occupation of any part of the development and shall be managed and maintained in accordance with approved scheme thereafter.
Reason: To ensure the delivery of high quality and maintained public spaces for future residents in accordance with Policy CP8 of the Core Strategy (adopted October 2011) and Policy DM12 of the Development Management Policies LDD (adopted July 2013).

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


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

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


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

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

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

The scheme shall also include:

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

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

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

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


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


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


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


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


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


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

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

Reason: In the interests of visual amenity and the amenities of the occupiers of neighbouring residential properties and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C31
No piling shall take place until a piling method statement (detailing the depth and type of piling to be undertaken and the methodology by which such piling will be carried out, including measures to prevent and minimise the potential for damage to subsurface sewerage infrastructure, and the programme for the works) has been submitted to and approved in writing by the Local Planning Authority. Any piling must be undertaken in accordance with the terms of the approved piling method statement.

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

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

Reason: To ensure that there is adequate capacity for fire hydrants to be provided and to meet the requirements of Policies CP1 and CP8 of the Core Strategy (adopted October 2011).

   Informatives


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



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



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



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



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



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


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

I3
Any works within the highway boundary (including alterations to the footway and the proposed site access) will need to be secured and approved via a s278 Agreement with the HCC. 
I4
The applicant is advised that the Hertfordshire Crime Prevention and Design Advisor has made the following comments on the proposed development:


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

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

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

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

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

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

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

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

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

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

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

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

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

I7
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The applicant and the Local Planning Authority engaged in pre-application discussions and the Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments. This results in a form of development that maintains/improves the economic, social and environmental conditions of the District.

I8
The applicant is advised that Hertfordshire County Council as Highway Authority proposes to adopt the north east corner of the site as part of the highway maintainable at the public expense. Details of the specification, layout and width of the said highway are to be submitted to the Highway Authority. No development shall commence until the details have been approved in writing and an Agreement made under Section 38 of the Highways Act 1980 is in place. The extent of adoption as public highway must be clearly illustrated on a plan. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.
I9
The parking management plan submitted pursuant to condition 20 shall ensure that disabled spaces are not left empty unnecessarily through providing for an annual review or similar.

I10
The applicant is advised that the management scheme for open space submitted pursuant to condition 23 shall ensure that the open space is kept clear of litter and shall consider provision for dog litter bins.

P  C105/16
16/2753/FUL – Demolition of existing bungalow and construction of two pairs of semi-detached dwellings including accommodation in roofspace and ancillary works including alterations to land levels and associated parking and landscaping at HARADWAITH, HOMEFIELD ROAD, CHORLEYWOOD, HERTS, WD3 5QJ for Mr Ford    

Councillor Reena Ranger left the room during this item.


The Planning Officer reported that a letter had been received from the agent in support of the application.  


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


On being put to the Committee the motion was declared CARRIED the voting being 5 For, 2 Against and 0 Abstentions. 

RESOLVED:


That the item be DEFERRED for a site visit.


In accordance with Council Procedure Rule 35 (B) (e), Mr Nigel Challis, who had registered to speak against the application, and Mr Tom Finch, who had registered to speak in favour of the application, stated that they did not wish to take up their right to speak on the agenda item and would defer their right to do so until the meeting at which the determination of the application would be considered.   
P  C106/16
17/0071/FUL – Single storey front extension and alterations to frontage at 72 MOOR LANE, RICKMANSWORTH, HERTFORDSHIRE, WD3 1LQ for Mr and Mrs R Goates


The Planning Officer reported that Highways had commented and had no objection, subject to conditions to require details of the access design, gradient and surface water disposal and an informative regarding works to the highway. An additional condition and informative were therefore suggested to cover these points.
Herts Ecology had advised that the proposed development was unlikely to impact on any protected species.   
Councillor Ann Shaw, seconded by Councillor Chris Whately-Smith, moved the recommendation in the report, that Planning Permission be granted subject to conditions, with the additional Condition and Informative as described above. 
On being put to the Committee the motion was declared CARRIED the voting being unanimous.

RESOLVED:

That the decision be delegated to the Director of Community and Environmental Services to consider any representation received and that PLANNING PERMISSION BE GRANTED subject to the following conditions:
 C1
The development hereby permitted shall be begun before the expiration of three years from the date of this permission.


Reason: In pursuance of Section 91(1) of the Town and Country Planning Act 1990 and as amended by the Planning and Compulsory Purchase Act 2004.
C2
The development hereby permitted shall be carried out in accordance with the following approved plans: DRW.NO.01 Rev A, DRW.NO.02, DRW.NO.03, DRW.NO.04, DRW.NO.05 Rev C, DRW.NO.06 Rev C, and DRW.NO.07 Rev C
 
Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).

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

Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C4
The access hereby approved shall not be brought into use until it has been laid out and constructed in accordance with details to be firstly submitted to and approved in writing by the Local Planning Authority. Details should identify the proposed driveway construction and highway boundary treatment; the gradient which should not exceed 1:20 for 5m from the edge of the highway; and the proposed method of discharge of surface water from the proposed hardstanding.


Reason: In the interests of highway safety and convenience in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
Informatives
I1
With regard to implementing this permission, the applicant is advised as follows:

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

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

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

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

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

I3
The applicant is advised that the requirements of the Party Wall Act 1996 may need to be satisfied before development commences.
I4
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.
I5
The applicant is advised that a license must be obtained from the Highway Authority before any works are carried out on any land forming part of the highway. Prior to commencement of any works the applicant is advised to contact the County Council Highways via either the website http://www.hertsdirect.org/services/transtreets/highways/ or telephone 0300 1234047 to enter into the necessary agreement with the Highway Authority to enable works in the highway to proceed.
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