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  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


 (
(DCES)

	Parish:    Watford Rural  
	Ward:    South Oxhey  

	Expiry Statutory Period:    07/04/17 (Agreed extension)  
	Officer:    Claire Westwood  

	
	

	Recommendation: That planning permission be granted.

	

	Reason for consideration by the Committee: Council interest in land.



Update:


A preliminary report was considered by Members at the Planning Committee meeting on 23 February 2017.  At that time, discussions regarding drainage and ecology were on going.


Further details regarding ecology and drainage had been submitted prior to the meeting and both Hertfordshire Ecology and HCC as Lead Local Flood Authority had confirmed that they raised no objections subject to conditions.  


The main issue raised by Members related to concerns regarding the level of parking proposed.  The site layout has been revised with 16 additional parking spaces provided.  

The report has been updated.
1.
Relevant Planning History
1.1
  16/1407/PREAPP - Demolition of Public House and erection of two, three-storey residential blocks, comprising a total of 47 one and two bedroom flats with associated parking and landscaping.  Closed.
1.2
14/0294/FUL - Part change the use of existing car park serving the public house (A3) to hand car wash area (Sui Generis).  Permitted. Implemented and in operation at time of site visit.

1.3
11/1116/OUT - Outline Application: The demolition of the existing public house and the construction of 10 No. small houses with associated parking.  Application withdrawn.

1.4
98/0896 (Land Rear of Grapevine Public House) – Change of use of land to site 2 Bottle Banks 1 Rubbish Skips  Parking for 1 Skip Lorry and 1 Cesspit Tanker.

1.5
8/432/91 – Erection of 1.5m satellite dish.

1.6
W/4945/73 – Extension.

1.7
W/225/60 – Additional accommodation.

2.
Site Description

2.1
 ASK   \* MERGEFORMAT The application site is located on the corner of Prestwick Road and Heysham Drive within South Oxhey and includes The Grapevine Public House and car park; 13 single storey garages in a single block to the rear of the pub; and an area of woodland behind the garages.

2.2
The site is an allocated housing site within the Site Allocations Local Development Document (adopted November 2014).  The site is adjacent to a Wildlife Site, Local Nature Reserve and an area of Semi Ancient Woodland, which is also within the Metropolitan Green Belt.

2.3
The Grapevine Public House is a 2 storey building orientated with its front elevation facing towards the junction of Prestwick Road and Heysham Drive.  The pub has been previously extended with a number of large single storey projections to the sides and rear.  The existing building is set back from the road with a large area of hardstanding to the frontage providing a car park.  A car washing business operates from part of the car park.  There are 2 existing vehicular accesses into the site, one from Prestwick Road and one from Heysham Drive and the site boundary to these roads consists of a low brick wall with higher brick piers at intervals of approximately 2 metres, there are also some fencing panels between the brick piers to the Prestwick Road frontage.

2.4
To the rear of the public house is a garage block (13 garages) which is accessed via Prestwick Road.  To the rear (south west) of the garages is an area which is currently heavily wooded and also forms part of the application site.

2.5
Prestwick Road slopes down gently from west to east.  To the immediate west of the application site is St Andrews Terrace.  These two storey residential dwellings are sited back to back such that some front Prestwick Road and others face towards the application site.  There is a parking forecourt to the south of the properties.

2.6
Beyond St Andrews Terrace to the west is a parade of local shops.  The buildings are 3 storeys and stepped in height to reflect the sloping nature of Prestwick Road.  There are shops at ground floor level with residential units above.

2.7
To the opposite side of Prestwick Road there are school playing fields.

2.8
Heysham Drive is a residential street consisting predominantly of 2 storey terraced and semi-detached properties.  Bramley Gardens is a cul-de-sac off Heysham Drive; properties on the north western side of Bramley Gardens have rear gardens adjoining the application site. 

3.
Description of Proposed Development
3.1
  Planning permission is sought for the demolition of the existing Public House and the erection of one three-storey and one two-storey residential block, comprising a total of 33 flats with associated parking and landscaping.
3.2
Building A would be sited to the road frontage, wrapping around the site frontage to face both Heysham Drive and Prestwick Road.  The building would be sited approximately 4.5 metres back from Prestwick Road and approximately 5.5 metres back from Heysham Drive.  It would have a width of approximately 28.8 metres to the Prestwick Road frontage and a maximum depth of 15.8 metres and would be sited approximately 10 metres off the boundary with properties in St Andrews Terrace to the west.  It would have a width of approximately 31 metres to the Heysham Drive frontage and a maximum depth of 16 metres and would be approximately 10.5 metres off the boundary with No. 121 Heysham Drive.
3.3
Building A would be three storeys in height but would be stepped to reflect the natural land level changes across the site.  The building would be lowest closest to the boundary with No. 121 Heysham Drive.  The building would have a part mansard, part flat roof with a maximum height of approximately 9.2 metres to Heysham Drive and 10.2 metres to Prestwick Road.  
3.4
The main entrance to Building A would be from Heysham Drive with a second access from the rear parking/courtyard area.  Both entrances would lead to a communal hall/stair area which would provide access to the flats.  The submitted plans indicated that Building A would be constructed in red brick with textured brick panels to provide a feature adjacent to windows.  The mansard roof would be tiled with grey tiles.
3.5

Building A – Accommodation Summary:

	
	1 Bed
	2 Bed
	Total

	Ground Floor
	2
	7
	9

	1st Floor
	3
	7
	10

	2nd Floor
	3
	7
	10

	Total
	8
	21
	29


3.6
Building B would be sited to the rear and would have a roughly rectangular footprint with a maximum width of 16.5 metres and maximum depth of 10.3 metres.  It would be sited approximately 50 metres from the rear of Building A; 5 metres from the southern site boundary; 15 metres from the western site boundary; and 17.5 metres from the northern site boundary (St Andrews Terrace).
3.7
Building B would be two storeys with a flat roof and maximum height of approximately 7 metres.  It would be constructed in red brick with textured brick panels adjacent to windows.

3.8
Building B– Accommodation Summary:

	
	1 Bed
	2 Bed
	Total

	Ground Floor
	-
	2
	2

	1st Floor
	-
	2
	2

	Total
	0
	4
	4


3.9
Vehicular access to the site would be from Heysham Drive between Building A and No. 121 Heysham Drive.  A secure vehicle gate would be set back from the road level with the front of Building A to prevent unauthorised use of the car park.  57 car parking spaces are proposed, including 3 disabled spaces.  20 of the proposed spaces would be provided as tandem spaces and would be assigned to a single unit.  
3.10
33 spaces are proposed for cycle storage, at ground floor level within Building A and within a cycle store to the west of Building A.  

3.11
Gated pedestrian access to the site would also be provided from Prestwick Road to the west of Building A.  The area around the Buildings would be landscaped with a mixture of hard and soft landscaping details and would include a courtyard between the Buildings with feature trees and 1.8 metre high shrub and hedge planting to the northern boundary (adjacent to St Andrews Terrace).  2.1 metre high weldmesh fencing is proposed to the southern and western boundaries with the adjacent woodland.  A secure pedestrian gate would provide access from the site to the woodland.

3.12
A detached refuse store would be provided to the front of the site adjacent to Prestwick Road to the west of Building A.  This would have a width of approximately 5 metres and depth of approximately 12 metres.

3.13
The application is accompanied by:

· Design and Access Statement.
· Planning Statement.

· Extended Phase 1 Habitat Survey.

· Affordable Housing Statement.

· Drainage & SUDS Strategy Report.

· Development Site Impact Assessment & Method Statement.

· Tree Constraints Plans.
· Tree Protection Plan.

· Transport Statement.

· Accommodation Schedule.

· Additional Survey Report – Bats (Urban Wildlife Feb 2017).

3.14
Amended plans have been submitted during the course of the application to provide additional parking spaces.  Oriel (angled) windows and obscure glazing has also been introduced to the flank elevation of Block A (facing No. 121 Heysham Drive).  
4.
Consultation
4.1
Statutory   Consultation
4.1.1
 ASK   \* MERGEFORMAT Watford Rural Parish Council: No response received.
4.1.2
Hertfordshire Highways: [No objection, conditions requested]

“Notice is given under article 18 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 that the Hertfordshire County Council as Highway Authority does not wish to restrict the grant of permission subject to the following conditions:

Condition (access design): The development shall not begin until additional details identifying the closure of the existing access arrangements and the proposed access arrangements onto Heysham Drive (including appropriate standards of visibility from the site) have been submitted to and approved in writing by the Local Planning Authority.

 
Reason: To provide an acceptable development and 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).


Condition (bus access improvements):  No works shall commence on site unless otherwise agreed in writing until a detailed scheme for off-site highway improvement works (to incorporate DDA compliant kerbing) at the two existing bus stops on Prestwick Road near the site have been submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.

 
Reason: To ensure that the development promotes opportunities for all users to travel by sustainable modes and 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).

Condition (Transport Statement):  The development shall not commence until a revised version of the Transport Statement document (updating the predicted car based trip analysis and car parking survey results) is submitted to and approved in writing by the Local Planning Authority. 


Reason: In order to deliver an acceptable development and 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).


Condition (construction management): The development shall not commence until full details of all proposed construction vehicle access, movements, parking arrangements and facilities to control dust and mud from the site 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 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).

 
I recommend inclusion of the following Advisory Note (AN) to ensure that any works within the highway are carried out in accordance with the provisions of the Highway Act 1980.


AN1. Construction standards for works within the highway: 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.hertfordshire.gov.uk/services/transtreets/highways/ or by telephoning 0300 1234047


Highway Access and Impact Comments:-


This application proposes the demolition of the existing public house and the construction of 33 residential units (eight 1 bedroom and twenty five 2 bedroom).  Highway access to and from the site is currently from Prestwick Road and Heysham Drive. The proposed development layout assumes the closure of these accesses and the construction of a new access on Heysham Drive to accommodate all vehicular movements to and from the site. Traffic speeds in the vicinity of the site access are controlled by the proximity of the junction of Heysham Drive with Prestwick Road. However, the documents submitted for consideration do not include any details of this proposed access arrangement or any indication of the available visibility to and from approaching traffic on Heysham Drive.


Transport analysis.


The National Planning Policy Framework document requires that developments of this nature demonstrate that safe and suitable access to the site can be achieved for all people. The details submitted to the Local Planning Authority include a Transport Statement. An assessment report of this type is normally required by the Highway Authority for a proposed development of less than 50 dwellings. The Highway Authority is therefore prepared to assess the potential impact of this development based on the information submitted.

The Highway Authority has given consideration to the following elements of the Transport Statement document to assess the potential impact of the development on travel demand and the local transport infrastructure:-


Trip Generation and Distribution.


The Transport Statement presents vehicular trip generation rates from the TRICS database relating to the existing and proposed uses of the site. The comparison between the existing and proposed vehicular trips has been assessed on a daily basis. The Highway Authority requires that any comparison of trips is reported with respect to the peak travel demands from the proposed development (i.e. the a.m. and p.m. peak periods).The rates identified for these peak periods of travel demand are 51% and 37% lower than values previously agreed by the Highway Authority for town centre residential development. The Highway Authority acknowledges that an uplift in the vehicular trip rates for this development would not result in traffic conditions on the surrounding highway network that would be judged to be severe. However, it suggests that the Transport Statement submitted with this application and the trip generation numbers predicted in it are revised and re-submitted for approval by the Local Planning Authority.


The nature of the adjacent highway infrastructure will result in all vehicular trips associated with the site being distributed through the junction of Heysham Drive and Prestwick Road where standards of visibility for vehicles emerging from the side road are adequate.


Parking.


The Transport Statement confirms a proposed on-site parking provision of 41 car spaces and 33 cycle parking spaces. In addition to the car parking demand generated by the proposed residential units, the development will result in the loss of 15 existing garages. The Transport Statement incorporates the results of a parking survey of the highway network close to the site which concludes that there is sufficient on-street parking capacity to cater for any displaced parking demand. 


There are no mitigation measures proposed in terms of off-site parking provision and the report gives no consideration to the impact of the proposed site access alterations in its conclusion. The Highway Authority is aware that a significant amount of work has been undertaken in the local area to improve the amount of on-street car parking and is concerned that the loss of the existing garages could increase local on-street parking pressures.


The Local Planning Authority is the parking authority and is therefore responsible for setting standards and arranging parking enforcement on their roads. It is therefore asked to assess the overall impact of the development site on the local on-street parking facilities.


Existing Sustainable Travel Modes.


The National Planning Policy Framework requires that decisions on development proposals of this nature should consider whether opportunities for sustainable transport modes have been taken up and also that safe and suitable access to the site can be achieved for all people.


The site is located approximately 1.5km south of Carpenders Park rail station providing access to London. Travel to Watford (to the north) and Northwood (to the west) is possible by bus. Existing bus stops are available on Prestwick Road but those closest to the site are not provided with DDA compliant kerbing. 


Proposed Sustainable Travel Modes.


The Transport Statement refers to the National Planning Policy Framework NPPF) and the need for a development of this nature to demonstrate that any negative traffic impact would not be judged to be severe. The NPPF also requires that decisions on development proposals should consider whether opportunities for sustainable transport modes have been taken up and also that safe and suitable access to the site can be achieved for all people. The Highway Authority therefore considers that the proposed development should deliver appropriate improvements to the bus stop facilities to ensure that the potential for travel by sustainable modes is optimised for all potential users of the site.



The Highway Authority therefore does not raise any objection to the application subject to confirmation of the suggested planning conditions and advisory note identified above”.

4.1.3
Hertfordshire Ecology: [Initial objection overcome, no objection subject to condition]
4.1.3a
Initial comments:

“Hertfordshire Ecology holds no biological records (species or habitat) for the application site itself; however the site borders Oxhey Woods to the southwest which have been designated as both a Local Nature Reserve and Local Wildlife Site. The woodland has been described as one of the most important woodlands in the County due to its mix of habitats, and faunal and floral species. The submitted Tree Protection plan has implemented a tree damage avoidance strategy, which should prevent direct impact to the woodland. However there is no assessment of longer term implications from the development, such as increased footfall or increased littering. The area immediately adjacent to the application site is notorious as a dumping ground, which has been highlighted in surveys since 2005. The woodland itself is also under a Woodland Grant Scheme (WGC) which means that the applicant would need to comply with any management plans currently in force. 

The Phase 1 Survey submitted with the application has highlighted several ecological constraints that the applicant will need to account for within their development boundary. These include, breeding birds, reptiles, badgers, and bats. No mitigation plan for any of these species has been submitted with the application. 


The Phase 1 Survey recommended that a detailed bat roost assessment of both the surrounding trees and the building itself. No such assessment has been submitted with the application.
From the evidence provided above I do not believe that this application can be determined as there isn’t sufficient information regarding bats to satisfy the third test. Bats are protected under the Species and Habitat Regulations 2010 and therefore regarded as European Protected Species. A bat roost assessment can be conducted at any time of year, however if the assessment recommends that further emergence surveys are required, these can only be conducted during the active season (May to September). These surveys cannot be conditioned as planners cannot guarantee a licence will be issued by Natural England if needed. 


The Applicant needs to provide a Bat Roost Assessment before this application can be determined. They also need to produce a Construction Ecological Management Plan to show that they have accounted for the constraints that have been highlighted by the Phase 1 Survey”.
4.1.3b
Further comments following submission of Additional Survey Report – Bats (Urban Wildlife Feb 2017):


“I have read and reviewed the submitted Additional Survey Report –Bats (Urban Wildlife Feb 2017). In which the ecologist has highlighted features on the outside of the building that show moderate suitability for roosting bats species such as common and soprano pipistrelle. The report has recommended an outline mitigation strategy which I believe is appropriate to the possibility of finding multiple roosts within the structure of the building to be demolished. 

I would therefore advise that the following Condition of Approval be added to any planning decision: 

Prior to the commencement of the development including the demolition of buildings, follow-up dusk emergence / dawn re-entry surveys should be undertaken during May - September (inclusive) to determine whether bats are roosting and, should this be the case, the outline mitigation strategy should be modified as appropriate based on the results and then be submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in accordance with these approved details. 
The applicant should also be aware that the mitigation strategy includes the addition of bat boxes to the outside of the proposed building and the inclusion of a sympathetic lighting scheme, that if bats are found to be roosting in the building will need to be included within their final plans. 


I trust these comments are of assistance”.
4.1.3c
A Construction Environment Management Plan (CEMP) was also submitted by the applicant.  Hertfordshire Ecology have confirmed that;

“Thank you for sending the CEMP through to me.  I have read through it and compared it to my original response to the application and I can see no reason to object to the methodology that is set out within it.

 

To that matter I am satisfied that the mitigation strategy for this application is sound and should safeguard protected species during the construction phase”.

4.1.4
Herts & Middlesex Wildlife Trust: [Advisory comments]
“Bat survey required before application can be determined. Once the survey has been approved, all required measures should be conditioned in the decision.

The design of the building is extremely suitable for bats, it is situated in close proximity to high value feeding and roosting habitat and there are records of bats from the near vicinity. If present the development would destroy bat roosts and breach the legislation that protects them. Therefore there is clearly a reasonable likelihood that bats may be present in this instance.

ODPM circular 06/05 (para 99) is explicit in stating that where there is a reasonable likelihood of the presence of protected species it is essential that the extent that they are affected by the development is established before planning permission is granted, otherwise all material considerations cannot have been addressed in making the decision.

Policy DM6 of the Three Rivers Local Development Document seeks to ensure that development does not have a negative impact on protected species.

LPAs have a duty to consider the application of the Conservation of Habitats and Species Regulations 2010 in the application of all their functions. If the LPA has not asked for survey where there was a reasonable likelihood of EPS it has not acted lawfully.

Where there is a reasonable likelihood that protected species are affected by development proposals, surveys must be conducted before a decision can be reached (as stated in ODPM circular 06/05). It is not acceptable to condition ecological survey in almost all circumstances. In this instance a bat survey of the building will be required before a decision can be reached. The survey should be consistent with national survey standards and the information submitted in accordance with BS 42020”.

If the survey identifies bats or their roosts, any actions required to enable development to take place without breaching the legislation should be implemented through the planning decision.
4.1.5
HCC Flood Risk Management Team: [Initial objection overcome, no objection subject to conditions]
4.1.5a
Initial comments:

“Thank you for consulting us on the application above for 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 Land at Prestwick Road, South Oxhey, WD19 6XY.

We understand this application seeks full planning permission for a major development, and we are happy to find Drainage and SUDS Strategy Report prepared by Price&Myers for HR Wallingford (job number 25436, dated 23/11/2016) in support to this application. However this does not provide a suitable basis for assessment to be made of the flood risks arising from the proposed development.

We therefore object to the grant of planning permission and recommend refusal on this basis for the following reasons.

As a drainage assessment is required under the NPPF for all Major Planning Applications as amended within the NPPG from the 6 April 2015, in order for us to advise the Local Planning Authority that there is no flood risk from surface water, it should include as a minimum:

1. Detailed drainage calculations for all rainfall return periods up to and including the 1 in 100 year plus climate change allowance event including pre-development greenfield runoff rates.

2. Full detailed drainage plan including location of SuDS measures, pipe runs, discharge points and informal flooding.

3. Updated detailed outputs of flood extents and flow paths for a range of return periods up to the 1 in 100 year + climate change event.

4. Any exceedance flow paths for surface water for events greater than the 1 in 100 year + climate change.

5. Depths and flow paths of all sources of flooding and the expected return period.

6. Full details of any required mitigation/ management measures of any identified source of flooding.

7. Confirmation of the discharge mechanism.

8. Details of required maintenance of any SuDS features and structures and who will be adopting these features for the lifetime of the development.


Overcoming our objection

1. We note that the proposal includes information related to runoff rate and the storage volume for all rainfall events up to and including the 1 in 100 year plus 40% for climate change event. However surface water calculations should take account of the whole site area, not just impermeable areas, to ensure that the proposed drainage strategy can attenuate. 

Post development modelling related to surface water for all rainfall events up to and including 1 in 100 year plus climate change event should be updated to include whole development area, not just impermeable part. Permeable areas will generate runoff at greenfield rates and it will need to be conveyed by the proposed drainage scheme therefore the required attenuation volumes and runoff rates should reflect this. 

We also acknowledge that the greenfield runoff rate for the proposed site has been calculated. The Lead Local Flood Authority SuDS policy 14 states: “On previously developed land, a greenfield runoff rate should aim to be achieved, except in exceptional cases. Where Greenfield runoff rates cannot be achieved, a betterment rate may be deemed acceptable.” That means where Greenfield rates cannot be achieved, a “Betterment Rate” should be achieved. We expect to find within the surface water drainage assessment information related to the existing discharge rate to be compared with the proposed one.

2, 3. A detailed surface water drainage layout is required including the location of all SuDS features, pipe runs and existing surface water features overlain on the development layout along with all the corresponding detailed calculations.

4, 5. The drainage strategy should also include an assessment of the informal flooding, flood extents and flow paths. We remind the applicant that no flooding of the site should occur at or below the 1 in 30 year event and any informal flooding of the site above this should be safely contained within the site, showing the location, extent and depth of these areas on a proposed layout plan. In addition any exceedance routes proposed for flood management on the site should be shown on a plan.

6. It should also include full detailed engineering drawings for SuDS measures, flood mitigation and management measures.

7. The proposal is to use the existing connection to the surface water sewer. However we require confirmation of permission from Thames Water that they are satisfied the proposed rates and volumes. As this is for a full planning application, we require that the following should be provided upfront prior to the approval of planning permission to ensure that the proposed scheme is feasible. An agreement in principle rather than a formal permission at this stage would be acceptable.

For further advice on what we expect to be contained within the surface water drainage assessment, please refer to our Developers Guide and Checklist on our surface water drainage webpage 

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

Informative to the LPA

8. A SuDS Maintenance is included in the proposal. We remind that it is up to the LPA to be satisfied that the proposed drainage scheme can be adopted and maintained for its lifetime.

We recommend the LPA to obtain a maintenance plan that explains and follows the manufacturer’s recommendations for maintenance or that it follows the guidelines explained by The SuDS Manual by CIRIA. A maintenance plan should also include an inspection timetable with long term action plans to be carried out to ensure efficient operation and prevent failure.

The applicant can overcome our objection by submitting a surface drainage assessment which covers the deficiencies highlighted above and demonstrates that the development will not increase risk elsewhere and where possible reduces flood risk overall, and gives priority to the use of sustainable drainage methods.

If this cannot be achieved we are likely to maintain our objection to the application. 

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

4.1.5b
Further comments following submission of revised Drainage and SuDS Strategy Report:

“Following the review of the Drainage and SUDS Strategy Report version 1, prepared by Price&Myers for HR Wallingford (job number 25436, dated 23/11/2016) and version 2, dated 02/02/2017 (Amendments as per HCCs requirements), we can confirm that the points raised in our previous response dated 19 January 2017 have now been satisfied and advise the LPA that the proposed development site can be adequately drained and mitigate any potential existing surface water flood risk if carried out in accordance with the overall drainage strategy.

The drainage strategy is based upon attenuation and discharge into Thames Water surface water sewer on Prestwick Road. Thames Water have confirmed in principle that they are satisfied with the proposed connection. Detailed calculations have been provided to support the drainage strategy and ensure that there is no flooding on site up to and including the 1 in 100 year event plus 40% climate change allowance.  

We therefore recommend the following conditions to the LPA should planning permission be granted.

LLFA position

Condition 1

The development permitted by this planning permission shall be carried out in accordance with the approved drainage assessment carried out by Price&Myers for HR Wallingford (job number 25436, version 2, dated 20/20/2017), the following mitigation measures detailed within the surface water drainage scheme:

1. Providing attenuation of 157.3 m3 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. 

2. Limiting the surface water run-off to 8.54 l/s with discharge in Thames Water surface water sewer.

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

Reason

1. To prevent flooding by ensuring the satisfactory disposal and storage of surface water from the site.

2. To reduce the risk of flooding to the proposed development and future occupants.

Condition 2

No development shall take place until the final detailed surface water drainage scheme for the site based on the approved FRA and 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 1 in 100 year + 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 before the development is completed. 

1. Detailed drainage and volume calculations for all rainfall return periods up to and including the 1 in 100 year plus climate change allowance event including pre-development greenfield runoff rates.

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

3. Detailed design of connection to Thames Water public surface water sewer. 


Reason 


1. To prevent the increased risk of flooding, both on and off site.

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

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

4.1.6
Landscape Officer: [No objection, conditions requested]
“The orientation of block B means that there is a significant amount of hard surfacing, within the Root Protection Area (RPA) of T02 a category B Oak tree which is shown to be retained during the development of this site. 

This tree is suffering from some decay in any event and if it is to be retained, I would rather avoid any change of surface conditions within the RPA of the tree, not even a non-dig cellular confinement system if possible. 

It would make sense to undertake the further investigation works relating to this tree prior to agreeing the final scheme. This should be detailed prior to any discharge of landscape conditions. If it is deemed unsafe, then this could have quite a significant impact on the design and layout of the development. If it is removed I would expect to see an advance nursery stock Oak replanted in a similar location as part of any soft landscape scheme.

The Development Site Impact Assessment and Method Statement produced by Bartlett Consulting identifies three Oak trees to be retained, T01, T02 and T08 all category B Oak trees. It also identifies a potential problem with T02 and recommends further investigative works including PICUS Sonic Tomography.

The survey schedule identifies T03 as category B/U however I believe that this may be a mistake and that it should be a U as identified on the plan.

I have no major issue with the development, however would like to see a significant reduction in the amount of hard surfacing within the RPA of T02. 

I would request the following conditions:

Landscaping – Details – CR095
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.

All hard landscaping works required by the approved scheme shall be carried out and completed prior to the first occupation of the development hereby permitted. All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed before development commences and shall be maintained including the replacement of any trees or plants which die are removed or become seriously damaged or diseased in the next planting season with others of a similar size or species, unless the Local Planning Authority gives written consent to any variation 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).

Tree Protection Scheme- Details – CR098

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

The protective measures, including fencing, shall be undertaken in accordance with the approved scheme before any equipment, machinery or materials are brought on to the site for the purposes of development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made, without the written consent of the Local Planning Authority. 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).

No Felling or Lopping – CR097
No trees, hedgerows or shrubs within the curtilage of the site, except those shown on the approved plan(s) or otherwise clearly indicated in the approved details as being removed, shall be felled, lopped or pruned, nor shall any roots be removed or pruned without the prior consent of the Local Planning Authority during development and for a period of five years after completion of the development hereby approved. Any topping or lopping approved shall be carried out in accordance with BS: 3998 (2010) ‘Recommendations for tree works’. Any trees, hedgerows or shrubs removed or which die or become dangerous, damaged or diseased before the end of a period of five years after completion of the development hereby approved shall be replaced with new trees, hedging or shrub species (of such size species and in such number and position as maybe agreed in writing), before the end of the first available planting season (1st October to 31st March) following their loss or removal.
Reason: The existing trees/hedgerows/shrubs represent an important public visual amenity in the area and should be protected in accordance with the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013)”.

4.1.7
Thames Water: [No objection, condition and informative requested]
“Waste Comments

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. 

Thames Water would advise that with regard to sewerage infrastructure capacity, we would not have any objection to the above planning application.

Legal changes under The Water Industry (Scheme for the Adoption of private sewers) Regulations 2011 mean that the sections of pipes you share with your neighbours, or are situated outside of your property boundary which connect to a public sewer are likely to have transferred to Thames Water's ownership.  Should your proposed building work fall within 3 metres of these pipes we recommend you email us a scaled ground floor plan of your property showing the proposed work and the complete sewer layout to developer.services@thameswater.co.uk to determine if a building over / near to agreement is required.

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. The contact number is 0800 009 3921. Reason - to ensure that the surface water discharge from the site shall not be detrimental to the existing sewerage system. 

We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Groundwater discharges typically result from construction site dewatering, deep excavations, basement infiltration, borehole installation, testing and site remediation. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991.  Should the Local Planning Authority be minded to approve the planning application, Thames Water would like the following informative attached to the planning permission:

A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via www.thameswater.co.uk/wastewaterquality.

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 in consultation with Thames Water.  Any piling must be undertaken in accordance with the terms of the approved piling method statement. Reason: The proposed works will be in close proximity to underground sewerage utility infrastructure.  Piling has the potential to impact on local underground sewerage utility infrastructure. The applicant is advised to contact Thames Water Developer Services on 0800 009 3921 to discuss the details of the piling method statement.

Water Comments

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

4.1.8
Affinity Water: No response received.
4.1.9
Hertfordshire Property Services: [No objection]

“Herts Property Services do not have any comments to make in relation to financial contributions required by the Toolkit, as this development is situated within Three Rivers' CIL Area C and does not fall within any of the CIL Reg123 exclusions.  Notwithstanding this, we reserve the right to seek Community Infrastructure Levy contributions towards the provision of infrastructure as outlined in your R123 List through the appropriate channels”.

4.1.10a
Herts Constabulary: [No objection, advisory comments]
“Whilst on the basis of information available I am content with the application, if I can just make the following comments:

1. Site boundary:  
Whilst I am pleased to see there will be gates and some sort of access control to the rear parking area.  On the GA Site Plan there are shown secure pedestrian and vehicle access gates. Can I ask how visitors will contact residents in block B to gain access, or postal delivery will be done to block B?

2. Physical Security – ADQ and SBD:
In October 2015, Approved Document Q (ADQ) came into force that requires under Building Regulations dwellings are built to “Prevent Unauthorised Access”.  This applies to any “dwelling and any part of a building from which access can be gained to a flat within the building”.   Achieving the Secured by Design (SBD) award meets the requirements of Approved Document Q (ADQ), and there is no charge for applying for the Secured by Design award.    Further details are available from Hertfordshire Police Crime Prevention Design Advisors at 01707-355226.
I would obviously be keen to see any development built to the physical security standards of Secured by Design which is the police approved minimum security standard, as this will reduce the potential for burglary by 50% to 75% and therefore demand on the Police as well as achieving ADQ.

3. Indicative external lighting:  
This is shown on the GA Site Plan.  I would ask that this is lamp column lighting and / or bulkhead lighting off the residential blocks, so that residents can see faces of people and know whether they are friendly or not”.
4.1.10b
In response to the above, the agent has submitted a revised site plan which includes more descriptive notes on the security devices fitted to gates at the perimeter of the site and the procedure for delivering mail.  They also note that the more detailed requirements of Approved Document Q will be addressed as the design progresses.

4.1.10c
The Crime Prevention Design Advisor has confirmed that;


“The extra comments answer all my questions”.

4.1.11
Fire Protection Department: [Advisory comments]

“ACCESS AND FACILITIES 
1. Access for fire fighting vehicles should be in accordance with The Building Regulations 2010 Approved Document B (ADB), section B5, sub-section 16. 

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

3. Turning facilities should be provided in any dead-end route that is more than 20m long. This can be achieved by a hammer head or a turning circle designed on the basis of Table 20 in section B5. 

WATER SUPPLIES 
4. This Fire Authority can confirm that a fire hydrant is provided and sited opposite Heysham Drive. This provision is in accordance with British Standard 9999. Therefore we have no comments on water supplies. 


The comments made by this Fire Authority do not prejudice any further requirements that may be necessary to comply with the Building Regulations”.
4.1.12
Housing Officer: [No objection]
“Policy CP4 of the Adopted Core Strategy requires 45% of new housing to be provided as Affordable Housing, unless it can be clearly demonstrated with financial evidence that this is not viable. As a guide the tenure split should be 70% social rented and 30% intermediate. 

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

Agreed mix of affordable housing in the proposal”. 

4.1.13
Local Plans: [Advisory comments]
“Residential development on this site is acceptable in principle through its identification as a Housing Site Allocation (site ref: H(30)) in the adopted Site Allocations LDD. It is listed as having a dwelling capacity of 15 with a phasing period from 2021-2026. 

Policy SA1 in the Site Allocations LDD states that sites should be developed at an overall capacity which accords generally with the dwelling capacity given for that site. The application proposes 33 flats, which is significantly above the indicative dwelling capacity of 15 and is therefore contrary to Policy SA1. 

Policy SA1 and Core Strategy CP2 both state that the earlier release of sites will only be considered if the most recent Annual Monitoring Report (AMR) indicates that the District will not have a five year housing land supply. The latest AMR which covers the monitoring period 1 April 2015 to 31 March 2016, states that the District has a 9.8 year supply of land for housing, during the period 1 April 2016 to 31 March 2021. The phasing period for the Grapevine Public House within the Site Allocations LDD is 2021-2026, and as such a proportion of the dwelling capacity for this site now falls within the period covered by the 9.8 year housing land supply.

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

1 bedroom 7.7% of dwellings

2 bedrooms 27.8% of dwellings

3 bedrooms 41.5% of dwellings

4+ bedrooms 23.0% of dwellings

According to the accompanying Planning Statement, the application proposes eight, one bedroom flats (26%) and 25, two bedroom flats (74%). Whilst these percentages are above the requirements outlined in the SHMA and the housing mix listed in paragraph 5.22 of the adopted Core Strategy, there are no three or four bedroom units proposed. It is therefore considered that the proposal is not in accordance with both the SHMA and the Core Strategy. However, whilst not complying with the indicative targets, current market conditions need to be taken into consideration.

Core Strategy CP4 states that all new developments resulting in the net gain of one or more dwellings will be expected to contribute to the provision of affordable housing. Around 45% of all new housing needs to be affordable, although this currently excludes developments providing ten units or fewer. It is considered that the applicant has met this requirement by allocating 15 affordable units, which consists of ten social rented properties and five shared ownership units.

Policy DM13: Parking, in the Development Management Policies LDD (adopted July 2013) requires development proposals to make provision for parking in accordance with the parking standards set out in Appendix 5 of the same document. The applicant is proposing to provide one space per residential unit, along with five visitors spaces and a further three disability spaces, which creates a total of 41 spaces. The total number of spaces proposed is below that set out in Appendix 5 for C3 residential development. In order to meet this criteria, the proposal should be aiming to allocate a total of 64 car parking spaces (14 spaces for the eight, one bedroom flats and 50 spaces for the 25, two bedroom flats)”. 

4.1.14
NHS England: No response received.
4.1.15
Sustainable Projects Officer: No response received.
4.1.16
Environment Agency:
 No response received.
4.1.17
Environmental Health: No response received.
4.1.18
Environmental Protection: No response received.
4.2
Public Consultation
4.2.1
Number consulted: 136


No responses received: 4
4.2.2
Site Notice: Expired 10 February 2017.  ASK   \* MERGEFORMAT 

Press Notice:  ASK   \* MERGEFORMAT Expires 17 February 2017.   
4.2.3
Summary of Responses

Overdevelopment; Object to the size but not the development in general; Should be reduced in size.

Adverse affect on Trees; Adverse affect on Conservation Area; Insufficient wildlife surveys completed; Bats are active in the area; Birds (including some on red and amber list of Birds of Conservation Concern) are active in woodland where Building B proposed; Other wildlife including newts, toads, slow worms, hedgehogs and badgers in area.


Overshadowing; Site is higher level than Bramley Gardens, a three storey building will result in overlooking and loss of light and privacy; Right to Light will be compromised; Pollution.


Additional traffic; Concern that additional traffic will cause harm to highway safety; Local roads are already busy.

One parking space per dwelling is insufficient; Households have 2 cars; Existing parking pressures in local roads.

Concerns that power network and infrastructure will not be able to cope; Drainage strategy does not take into account pipes that carry surface water from woodland; Unknown where these pipes lead; Pipes cannot cope with excess water; Concerns regarding flooding will be exacerbated.

Object on behalf of Campaign for Real Ale (CAMRA) to loss of pub; Loss of important community asset; Contrary to Policy; Ox Pub is also under threat from South Oxhey Initiative; Would leave only The Dick Whittington.
  

  
5.
Reason for Delay
5.1
  No Delay. 
6.
Relevant Planning Policy, Guidance and Legislation

  

  

  The   Three Rivers Local Plan
6.1
The Core Strategy was adopted on 17 October 2011 having been through a full public participation process and Examination in Public. Relevant policies include Policies PSP2, CP1, CP2, CP3, CP4, CP6, CP8, CP9, CP10 and CP12.

6.2
The Development Management Policies Local Development Document (LDD) was adopted on 26 July 2013 having been through a full public participation process and Examination in Public.  Relevant policies include DM1, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12 and DM13 and Appendices 2 and 5. 

6.3


The Site Allocations LDD was adopted in November 2014.  Policy SA1 and Site H(30) are relevant.

6.4
Affordable Housing Supplementary Planning Document - Approved June 2011.

6.5


The Community Infrastructure Levy (CIL) Charging Schedule and Regulation 123 List were adopted in February 2015. 



National Planning Policy Framework (NPPF)

6.6
On 27 March 2012, the framework of government guidance in the form of Planning Policy Statements and Planning Policy Guidance Notes was replaced by the National Planning Policy Framework (NPPF). The application has been considered against the policies of the Core Strategy (adopted October 2011), the Development Management Policies Local Development Document (adopted July 2013) and the Site Allocations Local Development Document (adopted November 2014) as well as the Government‘s online guidance known as the National Planning Practice Guidance (NPPG). The policies of Three Rivers District Council reflect the content of the NPPF.



Other

6.7

Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document (2012) and Hertfordshire Minerals Local Plan Review 2002-2016 (2007).

6.8

The Localism Act received Royal Assent on 15 November 2011. The Growth and Infrastructure Act achieved Royal Assent on 25 April 2013.

6.9
The Planning (Listed Buildings and Conservation Areas) Act 1990, the Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and Species Regulations 2010, the Natural Environment and Rural Communities Act 2006, the Habitat Regulations 1994 and The Flood and Water Management Act 2010 are also relevant.
7.
Planning Analysis
7.1
  Principle of Housing Development

7.1.1
The application site is identified as an allocated housing site in the Site Allocations LDD (adopted November 2014) (reference H(30)).  This allocation refers to an indicative capacity of 15 dwellings and phasing of 2021 – 2026.

7.1.2
Policy SA1 of the Site Allocations LDD sets out that allocated housing sites should be developed at an overall capacity which accords generally with the indicative allocated capacity.  It is acknowledged that the proposal for 33 flats would exceed the indicative capacity.

7.1.3
Policy CP1 (Overarching Policy on Sustainable Development) of the Core Strategy (adopted October 2011) advises that all development in Three Rivers will contribute to the sustainability of the District.  This means taking into account the need to:


d) Make efficient use of land by guiding development onto previously developed, brownfield land…

7.1.4
The development would involve the redevelopment of a brownfield site and would in this regard accord with a key principle set out within the NPPF.  
7.1.5
Whilst the proposed development (33 units) would exceed the indicative capacity set out in the SALDD, there is no in principle objection to a development exceeding its site’s allocation subject to compliance with all other relevant policies.  Compliance with other policies/standards will be discussed in the following sections.

7.1.6
Policy SA1 states that applications for the development of allocated sites should have regard to the phasing strategy for the site, Core Strategy Policy CP2 and the latest monitoring information on housing supply which may result in alteration to the indicative phasing of sites through the Annual Monitoring Report. It is noted that the site has an indicative phasing of 2021-2026, however, the site is a previously developed site within the urban area.  The site would be deliverable in the short term and would provide benefits including through the delivery of affordable housing.
7.1.7
The proposal would involve the loss of the existing Public House.  Policy DM12 of the Development Management Policies LDD (adopted July 2013) relates to ‘Community, Leisure and Cultural Facilities’ and advises that proposals for the redevelopment or change of use of any premises resulting in the loss of facilities or services that support the local community will only be permitted where the Council is satisfied that:

i. The existing facility can be satisfactorily relocated within the development, or

ii. The existing use concerned is not economically viable, could be provided by some other means, or it can be demonstrated that there is no longer a demand for the use; or

iii. The premises or site cannot readily be used for, or converted to, any other community facility and:

iv. The facility or service which will be lost will be adequately supplied or met by an easily accessible existing or new facility in an appropriate alternative location, served by sustainable modes of transport.

7.1.8
The site is an allocated housing site within the Site Allocations Local Development Document (adopted November 2014).  It is also noted that there is an existing pub, The Dick Whittington approximately half a mile from the site on Prestwick Road.  The redevelopment of South Oxhey Central (including Station Approach) also includes provision for Class A4 uses.  As such, it is considered that the loss of the existing pub would be mitigated by alternative facilities and the proposal would therefore accord with Policy DM12 of the Development Management Policies LDD (adopted July 2013) in this regard.
7.2
Housing Mix & Affordable Housing
7.2.1
Policies CP1 and CP3 of the Core Strategy (adopted October 2011) require new development to contribute a range of house types and sizes to reflect needs, Policy CP3 also seeks to cater for a range of housing needs which should include provision of housing for the elderly and supported and specialist accommodation. 

7.2.2
Core Strategy Policy CP3 states that the Council will require housing proposals to take into account the range of housing needs, in terms of size and type of dwellings as identified by the Strategic Housing Market Assessment (SHMA). The most recent SHMA was published in February 2016 and has identified the indicative targets for market sector dwelling sizes within Three Rivers District, which are as follows:

1 bedroom 7.7% of dwellings

2 bedrooms 27.8% of dwellings

3 bedrooms 41.5% of dwellings

4+ bedrooms 23.0% of dwellings

7.2.3
The indicative targets for affordable housing are:

1 bedroom 40.9% of dwellings

2 bedrooms 28% of dwellings

3 bedrooms 29% of dwellings

4+ bedrooms 2.1% of dwellings

7.2.4
The application proposes 8 x 1 bedroom flats (26%) and 25 x 2 bedroom flats (74%).  Whilst the proposed mix would not accord with the figures set out in the SHMA, it is acknowledged that current market conditions need to be taken into consideration.  As such, whilst the housing mix would not strictly accord with Policy CP3, it is not considered that a development of this form would prejudice the ability of the Council to deliver overall housing targets and the development is therefore considered acceptable in accordance with Policy CP3 of the Core Strategy (adopted October 2011).
7.2.5
Policy CP4 of the Core Strategy (adopted October 2011) requires development that would result in a net gain of one or more dwellings to contribute to the provision of affordable housing.  Policy CP4 sets out that 45% of all new housing should be affordable and that as a guide, 70% of the affordable housing should be provided as social rented and 30% should be intermediate.  However the policy does set out that in assessing affordable housing requirements, the Council will take each case on its merits taking into account site circumstances and financial viability. 

7.2.6
The application proposes 15 affordable units (10 social rented and 5 shared ownership).  The provision of 15 affordable units is equivalent to 45% in accordance with the requirements of Policy CP4 and would provide 66% social rent and 33% intermediate, broadly in accordance with the required tenure split.  The Housing Officer has raised no objections to the mix.  A condition on any grant of consent would result details of provision/rents etc.
7.2.7
In summary, the proposed development would meet the requirements of Policy CP4 of the Core Strategy (adopted October 2011) by providing a minimum of 45% affordable housing on site.  Whilst the housing mix in terms of unit sizes does not strictly accord with Policy CP3, the Housing Officer has raised no objection to the proposal in this regard.
7.3
Character, Design & Street Scene 

7.3.1
Policy CP3 of the Core Strategy (adopted October 2011) stipulates that the Council will promote high quality residential development that respects the character of the District and caters for a range of housing needs. In addition, Policy CP12 states that development should:

‘…have regard to the local context and conserve or enhance the character, amenities and quality of an area and should make efficient use of land whilst respecting the distinctiveness of the surrounding area.’

7.3.2
The National Planning Policy Framework (The Framework) encourages the effective use of land.  At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development which seeks positive improvements in the quality of the built environment but at the same time balancing social and environmental concerns.

7.3.3
In terms of new residential development, Policy DM1 of the Development Management Policies LDD (adopted July 2013) advises that the Council will protect the character and residential amenity of existing areas of housing from forms of new residential development which are inappropriate for the area. Policy DM1 states that development will only be supported where it can be demonstrated that the proposal will not result in:

i.
Tandem development

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

iii.
The generation of excessive levels of traffic

iv.
Loss of residential amenity

v.
Layouts unable to maintain the particular character of the area in the vicinity of the application site in terms of plot size, plot depth, building footprint, plot frontage width, frontage building line, height, gaps between buildings and streetscape features (e.g. hedges, walls, grass verges etc.)
7.3.4
Points ii, iii and iv are referred to in the relevant sections below.

7.3.5
In relation to point (i), whilst Building B would be located to the rear of the site, the layout of the site and relative orientations of the buildings is such that the development would not result in a conventional back to back relationship or tandem development.
7.3.6
In relation to point (v), with the exception of the existing public house and parade of shops to the west, the area is predominantly residential in character, however, there is some variety in the style and design.  Bramley Gardens to the south east contains two-storey semi-detached and terraced properties with flank gables. Properties in Heysham Drive in the vicinity of the site are two-storey semi-detached properties with gambrel style roofs at first floor with pitched roofs over.  St Andrews Terrace to the west is two-storeys with a dutch hipped roof, there is vehicular access to the side of the terrace with some properties fronting Prestwick Road and those at the rear of the blocks facing towards a small amenity and parking area.  Whilst the majority of buildings are two-storey, beyond St Andrews Terrace to the west is a three-storey terrace with flank gables containing retail at ground floor and residential above accessed via external stairs.  Given the variation there is no in principle objection to a flatted development.
7.3.7
Building A to the site frontage would comprise a single built form wrapping around the corner of Prestwick Road and Heysham Drive.  The building would be set back approximately 4.5 metres from Prestwick Road and approximately 5.5 metres from Heysham Drive and would be sited roughly level with the front elevations of existing neighbouring buildings on both roads.  The front elevation would be broken up by changes to the roof design and through changes to the material pallet, with red brick for the main part and textured brick panels providing articulation to windows.
7.3.8
In order to maintain spacing, guidance in Appendix 2 of the Development Management Polices LDD (adopted July 2013) indicates that a minimum of 1.2 metres should be maintained between two-storey development and the flank boundary.  Building A would be sited a minimum of 10 metres from the boundary with properties in St Andrews Terrace to the west and approximately 10.5 metres off the boundary with No. 121 Heysham Drive.  Whilst it is acknowledged that a refuse store would be sited adjacent to the boundary with St Andrews Terrace, this single storey structure would not appear prominent within the street scene (full details would be secured via condition on any grant of consent) and there is no policy requirement for single storey development to be sited off a flank boundary.  Sufficient spacing would be provided to the flanks of Building A to ensure that a terracing effect is not created.  The spacing to the front and flank of the building also provides opportunity for soft landscaping which would enhance the setting of the building.
7.3.9
Whilst the design of Building A would not replicate existing development in the vicinity, as noted above, there is variety in the style and appearance of existing development.  It is also noted that the NPPF at paragraph 60 states that;


“Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms of styles.  It is, however, proper to seek to promote or reinforce local distinctiveness”.

7.3.10
The part flat, part mansard roof incorporating windows within the sloping sections would reflect the gambrel roofs of properties in Heysham Drive where first floor walls slope inwards and include fenestration.  The use of brick and tiles would also reflect existing materials and a condition on any grant of consent would require the submission of details for approval.

7.3.11
Building A would be higher than the immediate two-storey neighbours, however, Prestwick Road slopes up to the west and the parade of shops beyond St Andrews Terrace are three-storeys in height.  The indicative street scene demonstrates that the proposed building would not appear significantly prominent within the wider street scene.
7.3.12
In summary, due to the corner location, Building A would be visible when approaching the site from both directions along Prestwick Road and from Heysham Drive.  However, it would be set back from both frontages with generous spacing retained to the flank boundaries.  The materials pallet would reflect existing materials in the vicinity of the site and it is not considered that the proposed building would appear excessively prominent within or result in demonstrable harm to the character or appearance of the street scene to justify the refusal of planning permission. 

7.3.13
Block B would be located to the rear of the site, within a wooded setting.  Due to its siting and two-storey design there would be limited views of Building B and it would not appear prominent within the street scene of either Prestwick Road or Heysham Drive.  Building B would incorporate a flat roof, reducing its upper mass and bulk and the building would be sited off all boundaries, maintaining spacing around the built form.  The materials would again reflect existing development within the area.

7.3.14
Existing trees would be removed to facilitate the construction of Building B, however, subject to conditions the Landscape Officer raises no objections (landscape considerations discussed in full below) and it is also acknowledged that this part of the application site does form part of the allocated housing site.
7.3.15
A 0.9 metre high railing (with pedestrian gates) would be provided to the site frontage, this would allow views through to the soft landscaping / planting behind and would not appear prominent.  To the rear a 2 metre high fence is proposed to the northern boundary with 2.1 metre high weldmesh fencing to the southern and western boundaries with the adjacent woodland.  A secure pedestrian gate would provide access from the site to the woodland.  Whilst no objection is raised, a condition on any grant of consent would require the submission of further details.

7.3.16
Subject to a condition requiring the submission of material details for approval, it is not considered that the proposed development would result in demonstrable harm to the character or appearance of the street scene or general area and would be acceptable in this regard in accordance with Policies CP1, CP3 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

7.4
Residential Amenity

7.4.1
The Design Criteria as set out in Appendix 2 of the Development Management Policies LDD (adopted July 2013) state that new development should take into consideration impacts on neighbouring properties and visual impacts generally. Oversized, unattractive and poorly sited development can result in loss of light and outlook for neighbours and detract from the character and appearance of the area.

7.4.2
With regards to privacy, Appendix 2 states that to prevent overlooking, distances between buildings should be sufficient so as to prevent overlooking, particularly from upper floors.  As an indicative figure, 28m should be achieved between the faces of single or two storey buildings backing onto each other or in other circumstances where privacy needs to be achieved.  Distances should be greater between buildings in excess of two storeys.  Mitigating circumstances such as careful layout and orientation, screening and window positions may allow a reduction of distances between elevations.
7.4.3
Building A would be located to the front of the site.  There are no existing properties on the northern side of Prestwick Road opposite the site, with this area forming part of the school playing fields.  Properties to the east of the application site on the southern side of Prestwick Road would be over 30 metres from Building A and it is also noted that these existing properties are orientated at an angle facing towards Prestwick Road.
7.4.4
No. 82 Heysham Drive is off-set from the proposed Building A such that the front elevations of these two buildings would not directly face each other and 22 metres would be achieved between the corners of these buildings.  Whilst this is less than the 28 metre guidance figure, the elevations would not be facing.
7.4.5
Building A would be of greater depth and height than No. 121 Heysham Drive but would be set approximately 10.5 metres from the boundary, with No. 121 located a minimum of 2.5 metres off the boundary to the front with the distance increasing to the rear.  Building A would be sited to the north of No. 121 Heysham Drive.  There are no existing flank openings at No. 121 Heysham Drive facing the application site.  The boundary treatment between the sites would prevent overlooking from the proposed ground floor flank windows.  At first and second floor levels a combination of oriel (angled) windows and obscure glazing is proposed to ensure no overlooking of the private amenity area to the rear of No. 121 Heysham Drive.
7.4.6
A new access would be created between the flank of Building A and boundary with No. 121 Heysham Drive to provide vehicular access into the site.  Parking spaces would be provided along the site boundary adjacent to No. 121 Heysham Drive.  Whilst it is acknowledged that the use of the access and coming and going of vehicles may be noticeable by occupiers of the neighbouring property, the site is currently occupied by a Public House with large car park and access onto Heysham Drive.
7.4.7
Bramley Gardens to the south-east of the site contains two-storey dwellings sited at a lower land level to the application site.  Nos. 17-20 Bramley Gardens are sited with their rear elevations facing towards the site and Building A, with the rear elevation of these properties approximately 28 metres from the boundary at the closest point and a distance of over 40 metres to the flank elevation of Building A at the closest point.
7.4.8
Building A would be set approximately 10 metres from the boundary with St Andrews Terrace, with over 15 metres between the flank elevations of the two buildings.  St Andrews Terrace is at a slightly higher level due to the sloping nature of Prestwick Road.  Flank windows are proposed to Building A at ground, first and second floor levels.   There are no existing flank openings to St Andrews Terrace and it is also noted that these are ‘back to back’ houses and as such do not have ‘private’ back gardens.  As such, the windows in the western flank wall of Building A would not facilitate overlooking of any private gardens.

7.4.9
The refuse/recycling store would be sited adjacent to the western boundary but would be a single storey structure.  Full details of the external appearance could be secured via condition on any grant of consent.

7.4.10
Building B would be two-storeys in height and sited to the rear of the site.  It would be within a wooded setting which would provide a degree of screening, although it is acknowledged that this cannot be relied upon to provide privacy.  Properties in St Andrews Terrace to the north would be set over 43 metres from the front of Building B and there would be a similar distance between Building B and properties in Bramley Gardens.  To the west and south is woodland.  
7.4.11
The relationship between the two buildings is considered acceptable, with Building B sited approximately 50 metres from the rear of Building A.
7.4.12
Amenity space standards for residential development are set out in Appendix 2 of the Development Management Policies Local Development Document (adopted July 2013).  The requirements are:

Flats

1 bedroom – 21 square metres 

2 bedroom – 31 square metres

7.4.13
The development proposes 33 units, with 8 x 1 bedroom and 25 x 2 bedroom flats.  This equates to a policy requirement for 943 square metres of amenity space.

7.4.14
In relation to flats, Appendix 2 comments that depending on the character of the development, the space may be provided in the form of private gardens or in part, may contribute to formal spaces/settings for groups of buildings.  Communal space for flats should be well screened from highways and casual passers-by.
7.4.15
The site plan illustrates that the buildings would be set within a communal landscaped garden incorporating a courtyard and soft landscaping.  The communal area to the rear of Building A would measure approximately 1,550 square metres with an additional 276 square metres to the front of Building A.  Whilst the space to the front of Building A would contribute to the setting of the Building, it is acknowledged that this space between the development and road would not be private amenity space.  In any case, the space to the rear of the site would provide sufficient space to meet the standards set out in Appendix 2.  
7.4.16
The proposed development is considered acceptable 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) and would not result in demonstrable harm to the residential amenities of neighbouring or future occupiers.
7.5
Amenity & Children’s Play Space Provision in New Residential Development

7.5.1
Policy DM11 (Open Space, Sport and Recreation Facilities and Children’s Play Space) of the Development Management Policies LDD (adopted July 2013) advises that in order to ensure that new residential developments do not exacerbate deficiencies in open space and children’s play space, new residential development will be expected to provide for amenity and children’s play space:

“Developments of 25 or more dwellings or 0.6ha (whichever is greater) should make provision on site for open space and play space.  10% of the site area should be set aside as open space, and where the development is likely to be occupied by families with children 2% of the site area should provide formal equipped play facilities”.

7.5.2
The site has an area of approximately 4,673 square metres which would result in a requirement for 467 square metres of open space (including 94 square metres play space).
7.5.3
As noted at 7.4.12, 943 square metres of amenity space is also required.  The total requirement for amenity and open space is therefore 1,410 square metres.  The communal area to the rear of Building A would measure approximately 1,550 square metres (with an additional 276 square metres to the front of Building A) and as such provision would be sufficient.  A landscape management plan would be required by condition.
7.6
Access & Highways

7.6.1
Policy CP1 of the Core Strategy (adopted October 2011) advises that in ensuring all development contributes to the sustainability of the District, it is necessary to take into account the need to reduce the need to travel by locating development in accessible locations and promoting a range of sustainable transport modes.

7.6.2
Policy CP10 of the Core Strategy (adopted October 2011) states that all development should be designed and located to minimise the impacts of travel by motor vehicle on the District and demonstrate that it provides a safe and adequate means of access.

7.6.3
The Highway Authority has reviewed the submitted details and raises no objection to the proposed development subject to conditions.

7.6.4
The site currently benefits from vehicular access from Prestwick Road and Heysham Drive.  The proposal involves the closure of both of these existing accesses and the construction of a new vehicular access from Heysham Drive.  The Highways Officer notes that vehicular trips will be distributed through the junction of Heysham Drive and Prestwick Road where standards of visibility are considered adequate.
7.6.5
With regards to trip generation and distribution, the Transport Statement presents vehicular trip generation rates from the TRICS database relating to the existing and proposed uses of the site.  The comparison between the existing and proposed vehicular trips has been assessed on a daily basis, however, the Highway Authority requires that any comparison of trips is reported with respect to the peak travel demands from the proposed development (i.e. the a.m. and p.m. peak periods).  They note that the rates identified for these peak periods of travel demand are 51% and 37% lower than values previously agreed by the Highway Authority for town centre residential development.  However, they also acknowledge that an uplift in the vehicular trip rates for the proposed development would not result in traffic conditions on the surrounding highway network that would be judged to be severe and as such they raise no objections.  It is however requested that the trip generation numbers predicted are revised and re-submitted for approval by the Local Planning Authority by condition on any grant of consent.
7.6.6
In addition to an updated Transport Statement, the Highway Authority have requested conditions requiring further details of the proposed access arrangements and a Construction Management Plan.  Subject to such conditions, they raise no objections on highways grounds as the proposal is not considered to result in demonstrable harm to the adjacent highway.

7.6.7
Whilst the comments of the Highway Authority regarding bus stop improvement works are noted, these works are not necessary to make the development acceptable and are not considered proportionate to the scale of the development proposed.  As such it is not considered that it would be appropriate to secure such works via condition.
7.7
Refuse & Recycling

7.7.1
Policy DM10 (Waste Management) of the Development Management Policies LDD (adopted July 2013) advises that the Council will ensure that there is adequate provision for the storage and recycling of waste and that these facilities are fully integrated into design proposals.  New developments will only be supported where:

i) The siting or design of waste/recycling areas would not result in any adverse impact to residential or work place amenity

ii) Waste/recycling areas can be easily accessed (and moved) by occupiers and by local authority/private waste providers

iii) There would be no obstruction of pedestrian, cyclists or driver site lines

7.7.2
Refuse and re-cycling storage is shown to the Prestwick Road frontage adjacent to Building A.  The submitted plans indicate that the area shown would be of sufficient size to accommodate collection bins for a development of this size and its siting will enable direct access from Prestwick Road for collection.  Whilst no objection is raised to the location and footprint shown, a condition on any consent would require further details of the design and external appearance.
7.8
Parking

7.8.1
The NPPF (paragraph 39) advises that, if setting local parking standards for residential and non-residential development, local planning authorities should take into account:

· The accessibility of the development;
· The type, mix and use of development; 
· The availability of and opportunities for public transport;
· Local car ownership levels; and
· An overall need to reduce the use of high-emission vehicles.
7.8.2
Policy DM13 of the Development Management Policies LDD (adopted July 2013) advises that development should make provision for parking in accordance with the parking standards set out in Appendix 5.  

7.8.3
The adopted standards set out in Appendix 5 of the Development Management Policies LDD (adopted July 2013) require:




1 bedroom dwellings – 1.75 spaces (1 assigned)




2 bedroom dwellings – 2 spaces (1 assigned)

7.8.4
The development proposes 8 x 1 bed units and 25 x 2 bed units.  The parking requirement based on this number and breakdown of unit sizes is set out below:


8 x 1.75 = 14 (8 assigned)



25 x 2 = 50 (25 assigned)

7.8.5
This equates to a total requirement for 64 spaces, of which 33 should be assigned.  The development proposes 57 car parking spaces which would represent a shortfall of 7 spaces against standards although the required number of allocated spaces would be provided.  Of the 57 spaces proposed, 20 would be tandem spaces.  The amended Transport Statement confirms that these would be assigned to individual 2 bedroom units.  
7.8.6
Cycle parking standards within Appendix 5 require 1 space per 2 units.  This requirement would be exceeded, with 33 spaces provided (1 per unit).
7.8.7
It is noted that there are 15 existing garages on the site.  The existing garages are each approximately 2.2 metres wide, restricting their usability.  The applicant has provided letting details for the existing garages which indicate that for the last 8 years garages have been let for commercial storage and have not been let for parking.  As such, the loss of the existing garages would not result in the displacement of parking onto the adjoining highway.

7.8.8
The application has been accompanied by a Transport Statement (TS).  The TS includes traffic volume surveys undertaken on Prestwick Road and Heysham Drive to assess the current flow of traffic around the site and also explores car ownership census data to assist in predicting demand.  The NPPF requires local planning authorities to set parking standards taking into account accessibility, the availability and opportunities for public transport and local car ownership levels.  As such, reference to Census data is not inappropriate when considering local car ownership and likely requirement for parking within an area, although it is acknowledged that data may not be up to date.  The 2011 Census data suggests that the proposed development would generate demand for 34 cars.  As noted above, the proposal would include 57 car parking spaces.
7.8.9
Overnight surveys were also undertaken.  These observed that up to 10 vehicles were parked in the existing pub car park overnight, although it is unclear as to whether these had been left by patrons or whether local residents were using the car park.  To consider the impact on adjoining streets, parking stress surveys were undertaken and are presented in the TS.  These consider both the availability of and demand for on-street parking in the vicinity of the site.  The results demonstrate that the average parking ‘stress’ of unrestricted kerb side parking space is 73% which is low. Of the 171 total unrestricted kerb side parking opportunities identified within the study area, an average of 124 cars have been observed to be parked leaving 47 free spaces.  There is no specific threshold for when a parking survey area is deemed to suffer from undue parking stress; however it is widely perceived that an observed parking stress of 90% or more is deemed to represent a high uptake of kerb side parking.  Assuming that 10 vehicles (the maximum currently in the car park overnight) are displaced onto the streets, the observed parking stress would increase by 5% from 73% to 78% which would be minimal and would not result in a detrimental impact to on-street parking availability. 
7.8.10
With reference to public transport, bus services can be accessed from bus stops on Prestwick Road immediately adjacent to the site.  The nearest train station to the site is Carpenders Park Overground Rail Station which is approximately 1.5 kilometres to the north of the site following accessible footpaths.  Cycling will also be encouraged, with 1 space provided per unit (exceeding standards).
7.8.11
The applicant proposes a number of measures to manage the parking impact.  Each dwelling will be allocated a minimum of one parking space. The remaining parking opportunities will be marked for other purposes, such as for visitors or car club parking.  A gate will be implemented on the site’s vehicle access to prevent non-residents from parking within the site. Residents will be provided with a fob so that the gates automatically open without the need for the driver to exit their vehicle.  The applicant has confirmed that they will reserve one parking space within the site for occupation by a Car Club and they will contact local Car Club companies near to the development’s completion to encourage the location of a Car Club car on-site.  To encourage the uptake of sustainable forms of transport by future residents the developer will produce and distribute Green Travel Packs to all dwellings prior to the development’s occupation.  The management of the parking could be secured via condition on any grant of consent. 
7.8.12
In summary, whilst it is acknowledged that the proposed development would result in a shortfall of 7 car parking spaces against standards, as noted above, the provision of 57 car parking spaces would exceed the development’s predicted parking demand based upon local census data and would exceed the requirement for one assigned space per one and two bedroom dwelling.  Subject to a condition requiring the submission of a car parking management strategy to ensure the appropriate allocation and maintenance of spaces, it is not considered that the shortfall would be so significant as to result in demonstrable harm and the development is therefore considered acceptable in this regard 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).   
7.9
Trees & Landscape

7.9.1
Paragraph 109 of the NPPF advises that the planning system should contribute to and enhance the natural and local environment by protecting and enhancing valued landscapes.

7.9.2
In ensuring that all development contributes to the sustainability of the District, Policy CP12 of the Core Strategy (adopted October 2011) advises that development proposals should:

“i) Ensure that development is adequately landscaped and is designed to retain, enhance or improve important existing natural features; landscaping should reflect the surrounding landscape of the area and where appropriate integrate with adjoining networks of green open spaces”.

7.9.3
Policy DM6 (Biodiversity, Trees, Woodlands, Watercourses and Landscaping) of the Development Management Policies LDD (adopted July 2013) advises that development proposals for new development should be submitted with landscaping proposals which seek to retain trees and other landscape and nature conservation features.  Landscaping proposals should also include new trees to enhance the landscape of the site and its surroundings as appropriate.

7.9.4
The site is directly adjacent to Oxhey Woods Local Nature Reserve and Block B is positioned on an area of the site which is currently wooded in character.  The many mature trees add to the sylvan character of the area, however, it is noted that the site is an allocated housing site.
7.9.5
There are no significant tree constraints in relation to Building A, however, Building B is located to the rear within a wooded part of the site and would involve the removal of some existing trees.  The Landscape Officer also notes that a large area of hard surfacing is proposed within the Root Protection Area (RPA) of T02, a category B Oak Tree which is shown to be retained.  The Landscape Officer notes that the Oak is suffering from some decay and if it is to be retained as currently shown, they recommend that there is no change in the surface conditions within the RPA (i.e. a reduction in the extent of hard surfacing proposed).

7.9.6
It is recommended that further investigation works are undertaken in relation to the Oak Tree prior to the agreement of final landscape details via condition, to establish whether it is appropriate to retain this tree.  Should future landscaping proposals include the removal of this Oak, replacement planting of an advanced nursery stock Oak in a similar location would be expected.

7.9.7
Subject to conditions regarding landscaping and tree protection which would address the points raised, the Landscape Officer raises no objections to the proposal.

7.10
Wildlife & Biodiversity

7.10.1
Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity. This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species  required by the EC Habitats Directive.

7.10.2
The NPPF (paragraph 109) advises that the planning system should contribute to and enhance the natural and local environment by:

“Minimising impacts on biodiversity and providing net gains in biodiversity where possible, contributing to the Government’s commitment to halt the overall decline in biodiversity, including by establishing coherent ecological networks that are more resilient to current and future pressures”.

7.10.3
The protection of biodiversity and protected species is a material planning consideration in the assessment of applications in accordance with Policy CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies Local Development Document (adopted July 2013). National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications that may be affected prior to determination of a planning application. 

7.10.4
The site borders Oxhey Woods to the south west.  Oxhey Woods has been designated as both a Local Nature Reserve and Local Wildlife Site.  Hertfordshire Ecology note that the woodland has been described as one of the most important woodlands in the County due to its mix of habitats and faunal and floral species.  H(30) also refers to the need to ensure no impact on biodiversity.  It is noted that the submitted Tree Protection plan has implemented a tree damage avoidance strategy which should prevent direct impact to the woodland.  Hertfordshire Ecology note that there is no assessment of the longer term implications from the development, such as increased footfall or increased littering, however, the woodland itself is under a Woodland Grant Scheme (WGC) which means that the applicant would need to comply with any management plans currently in place.

7.10.5
Hertfordshire Ecology raised an initial objection to the application.  Whilst the application was accompanied by a Phase 1 Habitat Survey which highlighted several ecological constraints to be taken account of, (including breeding birds, reptiles, badgers and bats), no mitigation plan was included with the application.  In addition, the Phase 1 Habitat Survey identified the need for a Bat Roost Assessment to be submitted.  
7.10.6
In response to these comments an additional survey report was submitted during the course of the application.  A Construction Environment Management Plan (CEMP) was also submitted.  The report highlights features on the outside of the building that show moderate suitability for roosting bats species such as common and soprano pipistrelle.  As such, the report has recommended an outline mitigation strategy which Hertfordshire Ecology consider is appropriate to the possibility of finding multiple roosts within the structure of the building to be demolished.  Hertfordshire Ecology therefore raise no objection to the proposal 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.  

7.10.7
Whilst the comments of Herts and Middlesex Wildlife Trust are noted, these pre-date the additional survey report and further comments of Hertfordshire Ecology.

7.10.8
Subject to condition, the proposed development would ensure that any protected species are safeguarded and would meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
7.11
Flood Risk & Drainage
7.11.1
Policy DM8 (Flood Risk and Water Resources) of the Development Management Policies LDD (adopted July 2013) requires development to include Sustainable Drainage Systems (SuDs). 
7.11.2
The application was accompanied by a Drainage and SUDS Strategy Report, however, an initial objection was raised by the Lead Local Flood Authority (LLFA) as the submitted details did not provide a suitable basis for assessment.  As such, a revised Drainage and SuDS Strategy Report has been submitted during the course of the application.
7.11.3
HCC have reviewed the amended details and raise no objection subject to conditions as they consider that the proposed development site can be adequately drained and mitigate any potential existing surface water flood risk if carried out in accordance with the overall drainage strategy.  The drainage strategy is based upon attenuation and discharge into Thames Water surface water sewer on Prestwick Road.  HCC note that Thames Water have confirmed in principle that they are satisfied with the proposed connection.  

7.11.4
Subject to conditions, the proposed development would be acceptable 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).
7.12
Sustainability

7.12.1
Paragraph 93 of the NPPF states that:


“Planning plays a key role in helping to shape places to secure radical reductions in greenhouse gas emissions, minimising vulnerability and providing resilience to the impacts of climate change, and supporting the delivery of renewable and low carbon energy and associated infrastructure”.

7.12.2
Policy CP1 of the Core Strategy requires the submission of an Energy and Sustainability Statement demonstrating the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals and the expected carbon emissions. 

7.12.3
Policy DM4 of the Development Management Policies requires applicants to demonstrate that development will produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability. This may be achieved through a combination of energy efficiency measures, incorporation of on-site low carbon and renewable technologies, connection to a local, decentralised, renewable or low carbon energy supply. The policy states that from 2016, applicants will be required to demonstrate that new residential development will be zero carbon. However, the Government has announced that it is not pursuing zero carbon and the standard remains that development should produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability.

7.12.4
The applicant has confirmed that the proposed development would meet the requirements of Policy DM4 of the Development Management Policies LDD (adopted July 2013) and a condition on any grant of consent would require the submission of an energy statement demonstrating how the policy requirements would be met. 
7.13
Infrastructure & Planning Obligations

7.13.1
Paragraph 203 of the NPPF states that:

“Local Planning Authorities should consider whether otherwise unacceptable development could be made acceptable through the use of conditions or planning obligations.  Planning Obligations should only be used where it is not possible to address unacceptable impacts through a planning condition”. 

7.13.2
Policy CP8 (Infrastructure and Planning Obligations) of the Core Strategy (adopted October 2011) advises that: 

“Development proposals will provide, or make adequate contributions towards, infrastructure and services to:

a) Make a positive contribution to safeguarding or creating sustainable, linked communities

b) Offset the loss of any infrastructure through compensatory provision


c) Meet ongoing maintenance costs where appropriate”.

7.13.3
The Community Infrastructure Levy (CIL) is a planning charge, introduced by the Planning Act 2008 as a tool for local authorities in England and Wales to help deliver infrastructure to support the development of their area. It came into effect In Three Rivers on 1 April 2015 following the adoption by the Council of the CIL Charging Schedule in February 2015. The application site is located within Area C which has a CIL rate of £Nil.

7.13.4
Fire hydrant provision would be secured via condition if required.
8.
Recommendation
8.1
That PLANNING PERMISSION BE GRANTED subject to the following conditions:
C1
Time Limit

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
Plans


The development hereby permitted shall be carried out in accordance with the following approved plans: 001 P1; 100 P3; 102 P1; 103 P1; 104 P1; 105 P2; 106 P0; 201 P0; 202 P0; 204 P0; 206 P1; 207 P0; 208 P0.
Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP6, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011),  Policies DM1, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA1 of the Site Allocations Local Development Document (adopted November 2014).

C3
Materials


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


Reason: To prevent the building being constructed in inappropriate materials 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
Access Design


The development shall not begin until additional details identifying the closure of the existing access arrangements and the proposed access arrangements onto Heysham Drive (including appropriate standards of visibility from the 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 prior to occupation of any part of the development hereby permitted.

 
Reason: This is a pre commencement condition to provide an acceptable development and 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).

C5
Transport Statement

The development shall not commence until a revised version of the Transport Statement document (updating the predicted car based trip analysis and car parking survey results) is submitted to and approved in writing by the Local Planning Authority. 


Reason: This is a pre commencement condition in order to deliver an acceptable development and 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).

C6
Construction Management


The development shall not commence until full details of all proposed construction vehicle access, movements, parking arrangements and facilities to control dust and mud from the site 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 and the approved details shall be implemented throughout the construction programme. 


Reason: This is a pre commencement condition 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).

C7
Piling

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 protect underground sewerage utility infrastructure and 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).

C8
Refuse and recycling - Details

The development shall not be occupied until a scheme for the separate storage and collection of domestic waste has been submitted to and approved in writing by the Local Planning Authority. Details shall include siting, size and appearance of refuse and recycling facilities on the premises. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter. 


Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance of such provision is satisfactory in compliance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM10 and Appendix 2 of the Development Management Policies document (adopted July 2013).
C9
Landscaping – Details

No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.

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

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

C10

Tree Protection Scheme – Details

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

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

Reason: This condition is a pre commencement condition to prevent damage to trees during construction and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C11
Affordable Housing - Details

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

i.
the numbers, type, tenure and location on the site of the affordable housing provision to be made which shall consist of not less than 15 units;

ii.
the timing of the construction of the affordable housing and its phasing in relation to the occupancy of the market housing; 

iii.
the arrangements for the transfer of the affordable housing to an affordable housing provider [or the management of the affordable housing] (if no RSL involved) ; 

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

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

The Affordable Housing shall be provided in accordance with the approved scheme. The dwellings constructed shall not be used for any other purpose than as Affordable Housing in accordance with that approved scheme.


Reason: This condition is a pre commencement condition to meet local housing need within the Three Rivers district and to comply with Policies CP1, CP2, CP3 and CP4 of the Core Strategy (adopted October 2011).
C12
Boundary Treatment - Details


Prior to occupation of the development hereby permitted, a plan indicating the positions, design, materials and type of boundary treatment to be erected on the site shall be submitted to and approved in writing by the Local Planning Authority. The boundary treatment shall be erected prior to occupation in accordance with the approved details and shall be permanently maintained as such thereafter. 


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

C13
Fire Hydrants


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).

C14
Sustainability

Prior to commencement of the development hereby permitted, an Energy Statement demonstrating energy saving measures for the development to achieve 5% less carbon dioxide emissions that Building Regulations Part L (2013) requirements having regard to feasibility and viability shall be submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to occupation of the development and permanently maintained thereafter.


Reason: This condition is a pre commencement condition in order to ensure that the development will meet 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 principles as possible.
C15
Emergence Surveys

Prior to the commencement of the development including the demolition of buildings, follow-up dusk emergence / dawn re-entry surveys should be undertaken during May - September (inclusive) to determine whether bats are roosting and, should this be the case, the outline mitigation strategy should be modified as appropriate based on the results and then be submitted to and approved in writing by the Local Planning Authority.  Thereafter the development shall be carried out in accordance with these approved details. 
Reason: To ensure to ensure that any protected species are safeguarded and to meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C16
Drainage Strategy – In Accordance With

The development permitted by this planning permission shall be carried out in accordance with the approved drainage assessment carried out by Price&Myers for HR Wallingford (job number 25436, version 2, dated 20/20/2017) and the following mitigation measures detailed within the surface water drainage scheme:

1. Providing attenuation of 157.3 m3 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. 

2. Limiting the surface water run-off to 8.54 l/s with discharge to Thames Water surface water sewer.

The mitigation measures shall be fully implemented prior to occupation and subsequently in accordance with the timing / phasing arrangements embodied within the scheme.
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).
C17
Drainage Scheme - Details

No development shall take place until the final detailed surface water drainage scheme for the site based on the approved FRA and 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 1 in 100 year + 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 before the development is occupied. 

The scheme should include:

1. Detailed drainage and volume calculations for all rainfall return periods up to and including the 1 in 100 year plus climate change allowance event including pre-development greenfield runoff rates.

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

3. Detailed design of connection to Thames Water public surface water sewer. 


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).
C18
SuDS Maintenance

No development shall take place until details of the implementation, maintenance and management of the Sustainable Drainage Scheme approved in accordance with condition C17 have been submitted to and approved by the Local Planning Authority.  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.


The scheme shall be implemented in accordance with the approved details prior to occupation and shall thereafter be managed and maintained in accordance with the approved details.

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).
C19
Car Parking Management Plan
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 permitted.  The parking management plan shall be carried out in accordance with the approved details.
Reason: To ensure that adequate off-street parking and maneuvering space is provided within the development so as to not 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).
C20

Landscape Management
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).
C21
Obscure Glazing

Before the first occupation of Building A, the window(s) in the flank elevation facing No. 121 Heysham Drive as shown on plan 206 P1 as being obscure glazed, shall be fitted with purpose made obscured glazing.  The window(s) shall be permanently retained in that condition thereafter.

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

8.2
Informatives

I1
 ASK   \* MERGEFORMAT General Advice:

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
 ASK   \* MERGEFORMAT Construction Hours:

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
 ASK   \* MERGEFORMAT Positive & Proactive:

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.


I4
 ASK   \* MERGEFORMAT Construction Standards for works within the highway:
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.hertfordshire.gov.uk/services/transtreets/highways/ or by telephoning 0300 1234047.


I5
 ASK   \* MERGEFORMAT Thames Water – Advisory notes:
Legal changes under The Water Industry (Scheme for the Adoption of private sewers) Regulations 2011 mean that the sections of pipes you share with your neighbours, or are situated outside of your property boundary which connect to a public sewer are likely to have transferred to Thames Water's ownership.  Should your proposed building work fall within 3 metres of these pipes you should email a scaled ground floor plan of your property showing the proposed work and the complete sewer layout to developer.services@thameswater.co.uk to determine if a building over / near to agreement is required.

A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. The developer should demonstrate what measures will be undertaken to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via www.thameswater.co.uk/wastewaterquality.


I6
 ASK   \* MERGEFORMAT HCC – Advisory notes:
For further guidance on HCC’s policies on SuDS, HCC Developers Guide and Checklist and links to national policy and industry best practice guidance please refer to the surface water drainage webpage:
http://www.hertfordshire.gov.uk/services/envplan/water/floods/surfacewaterdrainage/  


