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  17/0192/FUL - Demolition of existing buildings and erection of a single storey industrial building to provide builder’s merchant (sui generis) including plant and tool hire and outside display and storage (including racking system); erection of a part three, part four storey 92 bed hotel (Class C1); associated alterations to car parking; closure of existing access and construction of new access to roundabout; installation of electricity sub-station; refuse storage area for boaters; and associated landscaping, means of enclosure and associated works at CHURCH WHARF, CHURCH STREET, RICKMANSWORTH, HERTFORDSHIRE, WD3 1JB for H20 URBAN (no.2) LLP


 (
(DCES)

	Parish:  Non-Parished  
	Ward:    Rickmansworth Town  

	Expiry Statutory Period:    3 May 2017  
	Officer:    Joanna Bowyer  

	
	

	Recommendation: That the  ASK   \* MERGEFORMAT Committee notes the report and are invited to make comments with regard to material planning considerations raised by the application. The application to then be referred to a subsequent Committee for a decision.

	

	This application is brought before the Committee as a Councillor is a neighbour. 


1.
Relevant Planning History
1.1 8/21A/91 - Erection of six non-illuminated signs – Permitted 06.07.92.

1.2 8/350/91 - Retention of store – Permitted 19.09.91.
1.3 8/643/93 – Demolition of outbuildings, new access and proposed fence/dwarf wall - Permitted 15.11.93.
1.4 8/807/93 - Single storey extension – Permitted 24.01.94.
1.5 97/0213 - Alterations to include new roller shutter doors, cladding and fire exit doors – Permitted 15.05.97.
1.6 02/01568/ADV - Advert consent: Display of one advertisement flag – Permitted 04.02.03.
1.7 02/01580/FUL - Erection of one flag pole – Permitted 06.02.03.
1.8 15/2581/PREAPP - Demolition of existing buildings and erection of a single storey industrial building (1031 sqm GIA); erection of a three storey 88 bed hotel (3001 sqm GIA); installation of electricity sub-station; reconfigured and enlarged car parking and associated car parking and landscaping – Closed 14.01.16.
1.9 16/1250/PREAPP - Demolition of existing buildings and erection of a single storey industrial building (1092sqm GIA); erection of a three/four storey 92 bed hotel (528sqm GIA); installation of electricity sub-station; reconfigured and enlarged car parking and associated car parking and landscaping – Closed 29.07.16.

2.
Site Description

2.1 The application site is to the east of Church Street and the Batchworth Roundabout, Rickmansworth, at the south of Rickmansworth Town Centre. The main part of the application site has an area of approximately 0.86ha and is currently in use as a builder’s merchant, occupied by Travis Perkins. With the exception of a small area to the south west of the site, the site falls within flood zone 2, and there are small parts of the site along the southern boundary which are also within flood zone 3a.
2.2 The site is predominantly hardstanding with a vehicular access from the Batchworth Roundabout at the north west of the site. This access serves customer parking for the builder’s merchant on the western part of the site, and runs along the north boundary of the site to provide access for deliveries at the eastern part of the site. Parking currently takes place to either side of this access.
2.3 There is open storage of materials across the site, as well as a number of buildings. Closest to the north boundary of the site is a brick finished building with a double pitched roof form in use as offices and a shop. To the south east of this is a pitched roof storage building finished in metal cladding and to the rear of these are varied metal clad storage buildings.

2.4 At the north east corner of the site to the north of the delivery access is an area of parking for boaters and allotment holders which is fenced with low level railings.

2.5 The River Chess runs to the east and south boundaries of the site with the Grand Union Canal and Batchworth Lock to the south of this. To the north of the site are the Ebury Way and St Marys Court, a flatted residential development with the Chess Basin to the north east providing residential moorings. To the boundaries of the site are a number of mature trees, wire mesh and metal palisade fencing with close boarded fencing to the west site boundary. 

2.6 The boundary of the Rickmansworth Town Centre Conservation Area is approximately 40m to the north east of the site to the other side of Church Street and the Batchworth Roundabout. Batchworth Lock House at 99 Church Street to the south of the site is a Grade II Listed Building.

2.7 At the east and part of the south boundary of the site the River Chess forms the boundary of the Green Belt. 

3.
Description of Proposed Development

3.1 This application seeks full planning permission for demolition of the existing buildings on the site and for erection of a single storey industrial building to provide a builder’s merchant (sui generis) including plant and tool hire and outside display and storage (including racking system); erection of a part three, part four storey 92 bed hotel (Class C1); associated alterations to car parking; closure of existing access and construction of new access to roundabout; installation of electricity sub-station; refuse storage area for boaters; and associated landscaping, means of enclosure and associated works.

3.2 The existing structures on the main part of the site would be demolished. To the northern part of the site would be a replacement industrial building to provide a builder’s merchant which is intended to accommodate Travis Perkins, while to the southern part of the site would be a hotel. 
3.3 The site would be split by a new access road which is proposed to run from a replacement junction arm from the Batchworth Roundabout, east across the site to connect to the access road onto the drawbridge to the north east of the site. 
3.4 The industrial building would be set approximately 22-30m from the north west boundary of the site with Batchworth Roundabout and would be set in 2-3m from the north site boundary. It would have a rectangular footprint 64.5m by 17.1m though there would also be a flat roof canopy to the entrance at the south of the building which would project 1.5m. The building is shown to have a pitched roof form with a maximum height of 9.9m and an eaves height of 6.4m. It would be finished in a wooden cladding system and steel faced wall panels which would be green in colour, with insulated steel roof panels and yellow doors and roller shutters. There would be rooflights to the roof slope, and windows to the western part of the north west elevation. A fire escape is indicated to the north west of the building which would serve a partial mezzanine level at the west part of the building. Potential signage is indicated to the south and west elevations of the building and to the west of the site, although this does not form part of the current application.
3.5 Boundary treatment is proposed around the site of the industrial building comprising 2.4m high steel railings to the west, 2.4m high green paladin mesh fence to the access road and north and 2.4m high close boarded fencing to the north east. A 1m wide hedge is also proposed to part of the north boundary within the site. The site would be accessed from the proposed site road with gated pedestrian and vehicle entrances towards the west and a gated exit at the east of the site. 
3.6 To the east of the building would be a loading bay while along the south east of the building would be parking for 14 vehicles including one disabled bay, with four further bays to the south of these. Four further staff parking bays and storage for a minimum of four cycles are indicated within a compound to the west of the building which would also include a tool hire compound enclosed by 3m high palisade fencing. Outside storage of up to 5m in height is shown to the east of the building and to the north of the access road, with external racking up to 5m high.
3.7 The hotel would be to the south of the proposed access road and would be set back approximately 40m from the west boundary of the site with Batchworth Roundabout and would be set in between 6.6m and 12.4m from the south site boundary. It would broadly have a shallow ‘v-shaped’ footprint to reflect the curved southern boundary of the site, with a section to the west which would have a ground floor footprint of approximately 37m (east to west) by up to 16.3m (north to south), and a section to the east of this set at a 25 degree angle which would be approximately 28m (south west to north east) by 14.5m (north to south). The third floor would be of reduced width to be set in 9.9m from the west elevation and 3.8m from the east. For the most part, the development would be four-storeys in height with flat roofs at a height of 13.4m and 12.6m, with pitched roof forms up to 12.2m high to the lower east and west sections. 
3.8 It would be finished in dark facing brick, smooth white render, timber louvres and zinc standing seam cladding, with timber cladding above the entrance. Fenestration is proposed to all elevations and the window reveals would be purple powder coated. Angled timber louvres would be provided to the two easternmost windows of the south elevation at first and second floor levels, and to the easternmost window at third floor level.
3.9 The main entrance to the hotel would be at the north and the ground floor level would accommodate a reception, restaurant, kitchen and servicing areas and 13 bedrooms. There would be 29 bedrooms to each of the first and second floor levels and 21 bedrooms at third floor level. Ten of the 92 bedrooms are to be larger DDA rooms. 
3.10 There would be parking for 52 vehicles to the south, east and west of the hotel building accessed from the main site access road with an entrance towards the east and a one-way route through to an exit back onto the main access at the west. Adjacent to the south site boundary would be three cycle shelters, and condenser units are proposed to the east and west of the hotel.
3.11 To the south boundary of the site would be 2.4m high steel railing and 0.45m post and rail fencing, with 0.45m high post and rail fencing to the west and north.
3.12 A substation and bin store to serve boaters are proposed to the east part of the site. The substation would have a rectangular footprint 5.2m by 4.25m. It would have a flat roof 2.5m high and would have sliding doors to the north elevation. 1.8m high black steel railings would enclose the bin store to the east with access gates provided from the site road at the north west.
4.
Consultation
4.1
Statutory   Consultation 
4.1.1 Affinity Water [no objection]: Thank you for notification of the above planning application. Planning applications are referred to us where our input on issues relating to water quality or quantity may be required.

You should be aware that the proposed development site is located close to or within an Environment Agency defined groundwater Source Protection Zone (GPZ) corresponding to Batchworth Pumping Station. This is a public water supply, comprising a number of Chalk abstraction boreholes, operated by Affinity Water Ltd.

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

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

4.1.2 Canal and River Trust [No objection, conditions requested]: The Trust has reviewed the application. This is our substantive response under the Town and Country Planning (Development Management Procedure) (England) Order 2015. 
The main issues relevant to the Trust as statutory consultee on this application are the impact on the biodiversity of the River Chess and Grand Union Canal as a result of; 
a) pollution or contamination of the waterway corridor during demolition and construction phase 

b) light pollution 

c) landscaping 

On the basis of the information available our advice is that suitably worded conditions are necessary to address these matters. Our advice and comments are detailed below.
Light pollution & ecological enhancement 
The application as submitted does not provide details of the proposed lighting for the car parking and hotel amenity areas. The findings of the Bat surveys indicate that small numbers of commuting bats cross the Site to travel between the surrounding tree lines and the river; and larger numbers of bats commute and forage along these features. As a result, mitigation and enhancement measures are recommended to prevent undue disturbance to bats. This includes the use of suitable directional, low level lighting and the provision of bat boxes and bricks within the buildings along with suitable landscaping. 
However, we suggest that the provision of further details on this matter is not necessary prior to determination, and we would suggest that it is capable of being controlled via a suitably worded planning condition, which reserves these detailed design matters for subsequent approval.
Water pollution 
Due to the previous use of the land the presence of asbestos in the existing buildings on site measures should be taken to ensure that the river and canal are not polluted during the demolition and construction phases. 

Though the Canal and River Chess are not listed as one of the potential receptors of any contaminants pollution can occur as a result of spillages, groundwater contamination and windblown pollution.
Measures should be taken to prevent waste materials such as asbestos and dust etc. from polluting the canal and the river and further detail should be provided as part of a Construction Environmental Management Plan. We suggest that this information is provided prior to determination, to ensure that no pollution or contamination takes places during the demolition, site remediation or construction stages. 
Landscaping 
The landscaping along the river (mixes 3 & 4) should be reconsidered to provide taller, less domesticated species to help screen car parking and be more in keeping with its riverside location. Alternatively, a mixed native hedgerow could be more appropriate allowing more domesticated planting within the development site. 
However, we suggest that the provision of further details on this matter is not necessary prior to determination, and we would suggest that it is capable of being controlled via a suitably worded planning condition, which reserves these detailed design matters for subsequent approval. 
Other issues 
For information, we advise that the Canal & River Trust is working with applicant H2O (No. 2) LLP on this proposal. In view of our significant interest and involvement in the proposal to date, most matters of relevance to us as a statutory consultee have been addressed in the detail of the scheme.
Conditions 
1. Details of a construction management plan, including methods of protecting the waterway infrastructure during construction of the development shall be submitted to and agreed in writing by the Local Planning Authority and thereafter implemented in accordance with the agreed details unless otherwise agreed in writing prior to commencement. 
Reason: to comply with Policy DM9 of the adopted Local Plan and paragraph 120 of the National Planning Policy Framework as The ecological environment in this location is sensitive and should be protected from disturbance, dust, run off, waste etc. entering the canal. 
Other conditions 
2. Notwithstanding the submitted details, further details of the landscaping along the boundary with the River Chess shall be submitted to and agreed in writing by the Local Planning Authority. The scheme shall indicate the size, species and spacing of planting. Any such planting which within a period of 5 years of implementation of the landscaping die, removed, or become seriously damaged or diseased shall be replaced in the next planting season with others of a similar size or species, unless the Local Planning Authority gives written consent to the variation. The approved scheme shall be fully implemented prior to the first occupation of the hotel. No additional trees shall be planted within 5 metres of the waterway. 
Reason: To comply with adopted Policy DM6 of the adopted Local Plan and paragraph 58 of the National Planning Policy Framework to improve the appearance of the site when viewed from the waterside and to enhance the biodiversity of an area. Landscaping also has the potential to impact on the integrity of the waterway and it is necessary to assess this and determine future maintenance responsibilities for the planting. Landscaping affects how the waterway is perceived and any trees within 5 metres of the waterway may have the potential to impact on the structural integrity of the waterway structure. 
3. Notwithstanding the plans submitted prior to the commencement of development details of the proposed lighting for the development shall be submitted to and approved in writing by the Local Planning Authority and thereafter implemented in accordance with the agreed details unless otherwise agreed in writing. 
Reason: To comply with Policy DM9 of the adopted Local Plan and paragraph 125 of the National planning policy framework as the lighting at waterside developments should be designed to minimise the problems of glare, show consideration for bats and unnecessary light pollution should be avoided by ensuring that the level of luminance is appropriate for the location, is sustainable and efficient, and protect the integrity of the waterway infrastructure. 
Informative
Should planning permission be granted we request that the following informative is appended to the decision notice: 
The Developer is advised to contact the Canal & River Trusts’ Third Party Works Engineer on 01908 302 591 in order to ensure that the proposal complies with the Trusts’ Code of Practice for Works affecting a waterway’. 
For the Trust to effectively monitor our role as a statutory consultee, please send me a copy of the decision notice and the requirements of any planning obligation.

4.1.3 Conservation Officer: No response received.
4.1.4 Economic and Sustainable Development Officer: No response received.
4.1.5 Environmental Health Officer: No response received.
4.1.6 Environmental Protection: No response received.
4.1.7 Environment Agency [initial objection]: Thank you for consulting us on this application. In the absence of an acceptable Flood Risk Assessment (FRA) we object to the grant of planning permission and recommend refusal on this basis for the following reasons: 

Reason The submitted FRA fails to correctly calculate the design flood level, as it uses the outdated 20% climate change allowance in calculations as opposed to the new climate change allowances. As a result, an assessment of the access/egress routes and safety of the development for its lifetime cannot be made as the correct design flood levels have not been used. 

As the flood risk vulnerability classification of the development is ‘more vulnerable’ we would expect both the higher central (35%) and upper (70%) climate change allowances to be assessed for safety reasons, but with only the 35% being designed to. Due to the size and vulnerability of the proposed development, we would expect an intermediate approach to be adopted. In this instance we would expect the climate change allowances to be calculated, using existing modelled flood and flow data to construct a stage-discharge rating curve, showing their calculations. This can be used to interpolate a flood level based on the required peak flow allowance to apply to the ‘design flood’ flow. 
This objection is in line with your local plan policy DM8: Flood Risk and Water Resources. 
Resolution You can overcome our objection by submitting an FRA which covers the deficiencies highlighted above and demonstrates that the development will not increase risk elsewhere and where possible reduces flood risk overall. If this cannot be achieved we are likely to maintain our objection to the application.
Production of an FRA will not in itself result in the removal of an objection. 
Further information regarding the revised climate change allowances can be found on our website: 
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances 
Informative Under the terms of the Water Resources Act 1991, and the Thames Land Drainage Byelaws 1981, the prior consent of the Environment Agency is required for any proposed works or structures, in, under, over or within 8 metres of the top of the bank of the River Chess, designated a ‘main river’. From 6th April 2016, the Flood Defence Consent regime moved into the Environmental Permitting Regulations to become Flood Risk Activity Permits. The charges for the new Permits are different and some lower risk activities may be Excluded or Exempt from the Permitting Regulations. Please contact us for more details.
4.1.8 Hertfordshire and Middlesex Wildlife Trust [Advisory comments]: Policy DM8 of the Three Rivers District Council Development Management Policies Local Development document states:
'i) Development should normally be set back from a main river (as defined by the Environment Agency) with a minimum 8m wide buffer zone and from any other watercourse with a minimum 5m wide buffer zone to prevent any significant impact from flooding.'
This site is adjacent to a main river. It has not been made clear whether a 8m margin has been provided. The current footprint does not appear to be consistent with this margin. This development has the potential to redress this deficiency, provide an enhanced buffer and habitat for riverine biodiversity and to help screen light pollution from the river. The views of the Environment Agency should be sought requiring the need for this buffer.
Irrespective of the requirement for an 8m buffer, planting proposals adjacent to the river should consist of appropriate native species to maximise ecological gains. The landscape plans should be adapted to reflect this.
4.1.9 Hertfordshire Constabulary Crime Prevention Design Advisor [No objection, condition requested]: As regards designing out crime for the new Travis Perkins site, I leave that to them to sort out for their specific needs.  Therefore my comments below relate to the proposed Premier Inn site. 

1. Crime Risk:  Having checked the types of crime that occur at some Premier Inn Hotel sites, with Hertfordshire, the crime risk for such sites and common crime reported to police on a regular basis are:  theft from customers vehicles parked on site; assault and abuse to staff by customers; assault between customers.  It will therefore be important to design out crime as far as practical, and if it does occur that there is evidence to prosecute offenders.
2. Rear boundary next to River Chess:  This is shown as 2.4m high round steel bar railing for section either end of the rear boundary and for a section mid-way along as 450mm high bird’s mouth timber post and rail, with some low planting behind.  Such a mixed boundary will provide an easy escape route for offenders wishing to break into customer vehicles parked on site.   Also the 2.4m high railing fence seems to be a bit dominant.  I am therefore against this boundary treatment as it is at present.
Suggested rear boundary treatment:  I would ask for an open top railing fence running the full length of the boundary between the River Chess footpath and the rear boundary of the hotel.  Such a fence would only need to be 1.6m high if open topped, would allow for good natural surveillance of the footpath from the hotel as well as securing the rear boundary and reducing the opportunity for crime. Being open topped if anyone tried to climb over they would be likely to rip their trousers, which is why I am content with a height of 1.6m. 
3. CCTV:  To help deter crime, as well as providing some assistance for staff to have control of the site, it will be important for the site to have CCTV coverage.  Minimum CCTV coverage must be:

a. Externally such CCTV to cover the cycle parking and all the vehicle parking areas on site.

b. Internally such CCTV to cover the main entrance to record who enters and leaves, all other entrances and exits even if they are only Fire Exits, the hotel reception area and bar area, as well as along each landing.  
I therefore request a condition for CCTV:

Condition for CCTV
No development shall take place within the application area for the hotel, until the applicant has undertaken to install CCTV to the following standards, 

i. CCTV cameras:

a. CCTV cameras to cover all external cycle parking areas as well as all vehicle parking areas, and the vehicle entrance and exit. 

b. CCTV cameras to cover the vehicle parking area to a general observation category. (So as to deter crime in this area)

ii. CCTV system

a. Such CCTV recording medium must be a DVD best quality digital system that records for a minimum of 31 days before overwriting; the recording system that will be installed has its own software for playing back the CCTV on the DVD disk (that software needs to go on each playback disc, so that it is possible to replay the disc immediately).  That CCTV cameras record at a minimum frame rate of 8 frames per second (FPS) or higher.  Whilst the minimum frame rate of 8 frames per second is quoted, it may need to be higher to capture driving through the field of view (FOV) of the camera at the vehicle entrance and exit and may need to increase to 12 FPS.   
b. The CCTV system should have a clock and date that are displayed on any clip viewed.  The system clock and date should be set correctly and maintained (taking account of GMT and BST).  When images are downloaded onto a disc or other medium for police purposes, it needs to be with the time and date integral to the relevant picture.
c. The CCTV storage system should be operated and recorded pictures retained in a secure area.
d. The playback software should have: variable speed control including frame by frame, forward and reverse viewing; be able to display single and multiple cameras and maintain aspect ratio (i.e., the same relative height and width); be able to display a single camera at full resolution; permit the recording from each camera to be searched by time and date. 
Reason: To help deter crime and Anti-Social Behaviour as well as helping in the detection and prosecution of offenders, thus making the proposed development safer for members of the public. 
Conclusion:  If the rear boundary were adjusted as above and the CCTV were conditioned I would be content. 
I hope the above is of use to you in your deliberations and will help the development achieve that aims of the National Planning Policy Framework (NPPF).  
· 69 – re safe and accessible environments where crime and disorder, and the fear of crime, do not undermine quality of life or community cohesion.
& the National Planning Practice Guidance (NPPG) under ‘Design’
· 010 – re Sec 17 of the Crime and Disorder Act 1998 – to prevent crime & disorder.
· 011 – re taking proportionate security measures being a central consideration to the planning and delivery of new developments and substantive retrofits.
And CP1 and CP12 of Three Rivers Core Strategy.

4.1.10 Hertfordshire County Council Archaeology [no objection]: This office commented on a similar proposal in 2016 (15/2581/PREAPP) concluding that that proposed development was likely to impact on heritage assets and recommending archaeological conditions, specifically a field evaluation.  However, new data submitted with the present proposal (17/0192/FUL) has better informed our decision.  Specifically, a Ground Investigation Report (RSA Geotechnics Ltd 2016), which used various techniques such as boreholes and test pits to intrusively investigate the ground across the site, concluded that made ground was present to a maximum depth of 3.9m and an average depth of 2.0m across the proposed development site.  This report also stated that the area had been extensively quarried for gravel in the late 19th century – the extent of this is apparent on the 2nd (1898) and 3rd edition (1914) Ordnance Survey maps, where it appears as a pond.  The proposed development is almost completely within the area of this probable quarrying and/or the footprint of the previous building on site.
An archaeological desk-based assessment (DBA) was also submitted with this application (TVAS 2016).  This concludes that below-ground archaeological remains on the site are likely to have been destroyed or disturbed.

Therefore, in this instance, the development is unlikely to have a significant impact on heritage assets of archaeological interest, and I have no comment to make upon the proposal.
 
4.1.11 Hertfordshire County Council Flood Risk and Water Management [initial objection]: We understand this application seeks full planning permission for a major development, and we are happy to find the Flood Risk Assessment prepared by Ramboll Environ (project no. UK14-22871, dated December 2016) and Drainage Strategy Statement prepared by Conisbee (reference no. 140060/DW, dated 2 December 2016, version 1.1) 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 Flood Risk 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. Where infiltration is proposed, evidence of ground conditions and permeability including BRE Digest infiltration tests should be provided.

2. Updated initial post development modelling in relation to surface water are to be carried out for all rainfall events up to and including the 1 in 100 years including an allowance for climate change ( no informal flooding to occur below and including the 1 in 30 year rainfall return period).

3. All detailed drawings to be ‘final drawings’ not ‘preliminary’ or ‘draft’. 

4. Confirmation of assumed outflow to River Chess and agreement from the Environmental Agency to continue discharge.  

5. 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 is based on infiltration as a preliminary stage. We also acknowledge that infiltration rate was estimated from borehole records. However to confirm this statement we require BRE Digest 365 infiltration tests, which should be attached to the application as a full evidence of the suitability of the proposal.

2. We note that the proposed scheme is based on SuDS features like permeable concrete, rain gardens and gullies. We acknowledge surface water drainage calculations as evidence to support the proposed drainage strategy. These are required to ensure that site has the capacity for all rainfall events up to and including the 1 in 100 year plus climate change event and ensure there is no increase flood risk. 

We also acknowledge attenuation volume calculations taking into account just hardstanding area (8,059m2). Surface water modelling and calculations should take account of the whole site area not just impermeable areas. The runoff rates that are generated by the whole site should be provided. This should include all rainfall events up to and including the 1 in 100 year + climate change event. 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 run-off rates should reflect this.
We note discharge of the run-off from the site will be limited to greenfield run-off rate equal 7.8l/s. We would like to know how the applicant wants to limit the discharge and we require a detailed layout drawing including location of this feature. 
If there will be informal flooding within the site, these areas need to be identified on a development layout plan, showing the extent and depth of the flooding and under what rainfall event the flooding will occur. No flooding should occur at and below the 1 in 30 year rainfall event. We require a clarification that any flooding above this can be managed within the site without increasing flood risk to the proposed properties and the surrounding area. Both the 1 in 100 year and the 1 in 100 year + climate change extents, depths and volumes should be established.
3. As part of a detailed planning application we would expect to review detailed design and engineering drawings for the system and each component of SuDS scheme.

4. We note that existing outfall will be used to discharge to the River Chess. However we require a confirmation of permission from Environmental Agency that they are satisfied with the proposed rates and volumes of discharge to the River Chess. We require that the following should be provided upfront prior to the approval of planning permission upfront to ensure that the proposed scheme is feasible. An agreement in principle rather than a formal permission at this stage would be acceptable. 

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

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
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 reconsultation. Our objection will be maintained until an adequate FRA has been submitted.
4.1.12 Hertfordshire County Council Highways [no objection subject to conditions]: Notice is given under article 18 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 that the Hertfordshire County Council as Highway Authority does not wish to restrict the grant of permission subject to the following conditions:


Conditions:-

Condition (access design) The development shall not commence until full details of the proposed access arrangements onto the existing highway network have been submitted to and approved in writing by the Local Planning Authority. The details are to include all pavement, kerbing, footway, drainage and street lighting works adjacent to the existing highway boundaries to deliver safe vehicular and pedestrian movements between the site and the main road network.


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).


Condition (highway adoption):- Prior to commencement of the development hereby permitted details of the proposed areas and treatments of adoptable highway (including the identification of appropriate kerbing and tactile paving layouts) to deliver a safe pedestrian crossing route on the proposed access shall be submitted to and approved by the Local Planning Authority. The areas and construction details appropriate to all areas proposed as adoptable highway are also required to be identified and approved. The development shall be carried out in accordance with the approved details and shall not be occupied until those works have been completed and all of the areas approved as adoptable highway have been dedicated as public highway.

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).

Condition (construction management):- The development shall not begin until full details of all proposed construction vehicle access, movements, parking arrangements and wheel washing facilities have been submitted to and approved in writing by the Local Planning Authority. The relevant details should be submitted in the form of a Construction Management Plan. 

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 Notes (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.

AN2. Highway Adoption: The applicant is advised that Hertfordshire County Council as Highway Authority proposes to adopt the western end of the access road as part of the highway maintainable at the public expense. Details of the specification, layout and width of the said highway are to be submitted to the Highway Authority. No development shall commence until the details have been approved in writing and an Agreement made under Section 38 of the Highways Act 1980 is in place. The extent of adoption as public highway must be clearly illustrated on a plan. Further information is available via the website http://www.hertfordshire.gov.uk/services/transtreets/highways/ or by telephoning 0300 1234047.

Highway comments:-

This application proposes the demolition of an existing building materials outlet and the construction of a replacement facility and a new hotel accessed from the roundabout junction of Church Street with the Riverside Drive. This roundabout junction forms part of the Principal Road network (A404) and the route is designated a Main Distributor in the HCC hierarchy of roads. 

The site is currently occupied by Travis Perkins and it is intended to redevelop the site to provide a new facility for building supplies to the north and a 92 bedroom hotel to the south. The details submitted for consideration include a Transport Assessment document providing information on the following aspects of the development:

Highway Access and Parking:-

Vehicular access for the development is shown in indicative form on Drawing No. 0757-01-121-S1-P23. An amended access onto Batchworth Roundabout is proposed, providing a central traffic island, segregating vehicular entry and exit movements. The island will also deliver a refuge for pedestrians wanting to cross the access.

The existing site access is very close to the give way position on the Church Street junction approach. The relocation of the site access and the associated increased separation between the adjacent junction entries is expected to reduce the number of vehicular conflicts on this section of the junction. The proposed junction layout has been assessed for operational capacity with and without the development. The impact of the development generated traffic is not considered to be significant during the peak travel periods. 

The hotel element is proposed with 52 car parking spaces and 20 cycle spaces. The proposed car parking provision is slightly above one space for every two bedrooms and therefore assumes a considerable number of visitors to the hotel will arrive by travel modes other than the private car. The building supplies element is proposed with 22 car parking spaces and 4 cycle spaces. The Transport Assessment also includes the results of a parking accumulation survey undertaken on a single day for the existing building supplies business. These levels of car parking provision will be assessed by the Local Planning Authority in relation to its current parking standards. The existing on-street parking restrictions in place on the local highway network are expected to minimise any migration of excess on-site parking demand to the adjacent highway.

In addition to the parking proposed for the hotel and the building material supplier, the development will also deliver the improvement to the existing car parking facility alongside the Grand Union Canal.

Trip Generation and Distribution.

The Transport Assessment presents trip generation rates from the TRICS database relating to the previous and proposed uses of the site. This concludes that the number of car based trips generated by the proposed development will reduce and increase during the a.m. and p.m. peak travel periods respectively. These changes (both positive and negative) are not considered to be significant to the flow of traffic on the adjacent highway. The trip rates identified in the Transport Statement are considered appropriate for the location of the site and the conclusions reported in terms of the predicted vehicle trips are not disputed by the Highway Authority. 

The direct nature of the access onto Batchworth Roundabout will distribute the majority of development generated trips to and from the south and west. These movements are shown to be accommodated in the junction capacity test results.

Sustainable Travel Modes.

The National Planning Policy Framework 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 site is located within a 1km walk of Rickmansworth rail station providing good access to London and Amersham / Great Missenden to the north-west.

Existing bus stops are available close to the site on Church Street but are not served by frequent services. Access to more frequent services is available in the town centre (within a 1km walk). The proposed site layout will deliver improved pedestrian access to and from the site.

Travel Plan.

The details submitted include Travel Plan documents for both elements of the development site. The Highway Authority would only require a Travel Plan Statement for the proposed hotel site. It therefore considers that the Travel Plan details submitted are acceptable. 

Highway Summary.

These proposals will be subject to formal Section 278 and Section 38 agreements with the Highway Authority. The Highway Authority requests that further details of the construction proposals are submitted to ensure that the proposed elements are suitable to be adopted as part of the highway network. 

Formal consideration of all construction vehicle movements is also required to ensure that any inconvenience to users of the adjacent highway is kept to a minimum. The Highway Authority therefore does not raise any objection to the application subject to confirmation of the suggested planning conditions and advisory notes identified above.

4.1.13 Hertfordshire County Council Property: No response received.
4.1.14 Hertfordshire County Council Waste and Minerals [no objection, condition requested]: Government policy seeks to ensure that all planning authorities take responsibility for waste management. This is reflected in the County Council’s adopted waste planning documents. In particular, the waste planning documents seek to promote the sustainable management of waste in the county and encourage Districts and Boroughs to have regard to the potential for minimising waste generated by development. 

Most recently, the Department for Communities and Local Government published its National Planning Policy for Waste (October 2014) which sets out the following:

‘When determining planning applications for non-waste development, local planning authorities should, to the extent appropriate to their responsibilities, ensure that: 
· the likely impact of proposed, non- waste related development on existing waste management facilities, and on sites and areas allocated for waste management, is acceptable and does not prejudice the implementation of the waste hierarchy and/or the efficient operation of such facilities; 
· new, non-waste development makes sufficient provision for waste management and promotes good design to secure the integration of waste management facilities with the rest of the development and, in less developed areas, with the local landscape. This includes providing adequate storage facilities at residential premises, for example by ensuring that there is sufficient and discrete provision for bins, to facilitate a high quality, comprehensive and frequent household collection service; 
· the handling of waste arising from the construction and operation of development maximises reuse/recovery opportunities, and minimises off-site disposal.’ 
This includes encouraging re-use of unavoidable waste where possible and the use of recycled materials where appropriate to the construction. In particular, you are referred to the following policies of the adopted Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document 2012 which forms part of the Development Plan. The policies that relate to this proposal are set out below: 
Policy 1: Strategy for the Provision for Waste Management Facilities. This is in regards to the penultimate paragraph of the policy; 
Policy 2: Waste Prevention and Reduction: & 
Policy 12: Sustainable Design, Construction and Demolition. 
In determining the planning application the District Council is urged to pay due regard to these policies and ensure their objectives are met. Many of the policy requirements can be met through the imposition of planning conditions. 
Waste Policy 12: Sustainable Design, Construction and Demolition requires all relevant construction projects to be supported by a Site Waste Management Plan (SWMP). This aims to reduce the amount of waste produced on site and should contain information including types of waste removed from the site and where that waste is being taken to. Good practice templates for producing SWMPs can be found at: 
http://www.smartwaste.co.uk/ or http://www.wrap.org.uk/category/sector/waste-management. 
SWMPs should be passed onto the Waste Planning Authority to collate the data. The county council as Waste Planning Authority would be happy to assess any SWMP that is submitted as part of this development either at this stage or as a requirement by condition, and provide comment to the District Council.
There are unlikely to be significant mineral (sand and gravel) deposits within the area in question, however, the relevant Policy 5 within Hertfordshire Minerals Local Plan Review 2002-2016, adopted March 2007 states that mineral extraction will be encouraged prior to other development taking place where the mineral would otherwise be sterilised. 
On this basis, development may give rise to ‘opportunistic’ use of some limited or poorer quality minerals at the site that could be utilised in the development itself. Examination of these opportunities would be consistent with the principles of sustainable development.

4.1.15 Hertfordshire County Council Rights of Way: No response received.
4.1.16 Hertfordshire Ecology: No response received.
4.1.17 Hertfordshire Fire and Rescue: No response received.
4.1.18 Landscape Officer: No response received.
4.1.19 Local Plans [no objection]: Policy CP6 of the adopted Core Strategy (2011) sets out that the sustainable growth of the Three Rivers economy will be supported by:
j) Continuing to focus employment use within the key employment areas within the District

k) Ensuring that employment uses are accessible through a range of transport modes including public transport

o) Generally retaining general industrial and warehousing space in employment use, but recognising opportunities for relocation or mixed use redevelopment of industrial and warehousing space where this would contribute to wider sustainability objectives and would not harm the overall economic performance of the District.


Rickmansworth Town Centre is identified as a key employment area, and the town centre location provides access to several public transport routes, and as such the location of the site is sustainable. As Travis Perkins will remain on the site there will not be a reduction of industrial and warehousing space in employment use. The addition of the hotel will make the overall site mixed use, however there are no policy objections to this.
Policy DM8 Flood Risk and Water Resources of the adopted Development Management Policies LDD (2013) states that development will only be permitted where it would not be subject to unacceptable risk of flooding, and a Flood Risk Assessment is required for proposals for all new development in Flood Zones 2 and 3. As the site is in Flood Zone 2 and partially in Flood Zone 3 a Flood Risk Assessment would be required. 
Policy DM9 Contamination and Pollution Control states that planning permission will only be granted where the Council is satisfied that  there will be no threat to the health of future users or occupiers of the site or neighbouring land and there will be no adverse impact on the quality of local groundwater or surface water quality. Due to the prior industrial use of the site, and the proximity of the site to the canal, evidence will be required to be submitted as part of the application.
Policy DM13 Parking of the Development Management Policies LDD requires development proposals to make provision for parking in accordance with the standards set out in Appendix 5 of the same document. The applicant proposes 52 parking spaces for the hotel and 22 parking spaces for the building merchants. The proposed number of parking spaces for the hotel, after adjustments made for Parking Zone 2, meets the required standards. As the building merchants use would be covered by the B8 Storage and distribution use class in Appendix 5, the requirement is 1 space per 75 square meters gross floor space. The proposed 22 parking spaces would comfortably meet the requirements in Appendix 5 of the Development Management Policies LDD. 
4.1.20 National Grid (Gas): No response received. 
4.1.21 Rickmansworth Police: No response received.
4.1.22 Sustainability Officer: No response received.
4.1.23 Thames Water [no objection, condition and informative requested]:  Waste Comments


Thames Water recommends the installation of a properly maintained fat trap on all catering establishments. We further recommend, in line with best practice for the disposal of Fats, Oils and Grease, the collection of waste oil by a contractor, particularly to recycle for the production of bio diesel. Failure to implement these recommendations may result in this and other properties suffering blocked drains, sewage flooding and pollution to local watercourses.

A Trade Effluent Consent will be required for any Effluent discharge other than a 'Domestic Discharge'. Any discharge without this consent is illegal and may result in prosecution. (Domestic usage for example includes - toilets, showers, washbasins, baths, private swimming pools and canteens). Typical Trade Effluent processes include: - Laundrette/Laundry, PCB manufacture, commercial swimming pools, photographic/printing, food preparation, abattoir, farm wastes, vehicle washing, metal plating/finishing, cattle market wash down, chemical manufacture, treated cooling water and any other process which produces contaminated water. Pre-treatment, separate metering, sampling access etc, may be required before the Company can give its consent. Applications should be made at http://www.thameswater.co.uk/business/9993.htm or alternatively to Waste Water Quality, Crossness STW, Belvedere Road, Abbeywood, London. SE2 9AQ. Telephone: 020 3577 9200.
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. 
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. 
'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."
Thames Water would advise that with regard to sewerage infrastructure capacity, we would not have any objection to the above planning application.
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.

4.1.24 Traffic Engineer: No response received.
  
4.2
Public Consultation
4.2.1
Number consulted:
  94
4.2.2
Site Notice posted 9 January 2017 and expired 30 January 2017.
  ASK   \* MERGEFORMAT 
Press notice published 27 January 2017 and expired 17 February 2017.
4.2.3 Number of responses: 7
4.2.4 Summary of Responses 

Character

· Building design could be improved.
· Four storey building much higher than existing.

· Out of proportion with area.

· Height and bulk of hotel out of character with locality.

· Overdevelopment of site.

· Bland and repetitive design inappropriate.

· Excessively prominent in street scene and relative to canal.

· Adjacent to canal, popular with walkers and cyclists and area of natural beauty.

· Prominent site which should be looked at as part of strategic plan for the area.

· Design not appropriate to prominent location.

· Would impact on views from Green Belt.

· Limited planting to east boundary. 

· Should prepare landscaping management and maintenance plan with adjoining landowners.
Impact on Neighbours

· Impact on privacy and amenity of neighbour through bulk, scale, overlooking and activity.
· Would be 62m long, 13m high building along neighbouring garden with 50 windows causing overlooking contrary to requirements for privacy.

· Bulk and scale of building would be overpowering and dominating to neighbour.

· Nuisance from air conditioning and plant room with constant noise and smells.

· Activity and parking with access along length of canal would cause nuisance with no restrictions on comings and goings or vehicular movements and would require windows to be kept closed.

· Overdevelopment would result in congestion affecting access to neighbouring property with lack of space for queuing lorries.
Traffic, Access and Parking

· Support proposed access which would be safer.

· Query whether sufficient parking.
· Inadequate parking for number of rooms which will cause overspill.

· Impact of overspill parking not acknowledged.

· Would cause congestion.
· Main roads congested at peak periods and development likely to increase this.
· Hotel would exacerbate traffic issues.

· Traffic generation for Travis Perkins underestimated.

· No provision for pedestrians.

· Combination of lorries and cars with no cycle provision dangerous.

· Visibility at Travis Perkins exit restricted by fencing.

· Does not provide safe access.

· Current site does not manage deliveries leading to obstruction; robust delivery and servicing management plan with clear ways to enforce and monitor arrangements should have been provided with application.

· Visitors to builders yard may seek to park in hotel.

· Would be additional parking need for bar and restaurant; users would not walk.

· No turning head at end of access to allow fuel tanker serving The Island to turn.

· Could developer contribute to extension of 20mph zone to cover Ebury Road.

· Footpath adjacent river is narrow and development would be opportunity to widen it to improve access.
· No improved access to river bank or Ebury Way.
Other Comments

· Applicant should indicate why sequential test not required; and scant evidence for need for development.

· Acknowledge need for hotel accommodation.
· No objection to redevelopment of site; existing buildings are an eyesore and access is poor.

· Bar and restaurant should be included in description.

· Support provision of overdue hotel accommodation and associated employment opportunities while retaining builder’s merchant.
· Site unsuitable for mixed use development.

· Mixed uses would result in clash of interests.

· Hours would not be compatible.

· Scheme provides no public benefit.
· Area floods and impact needs to be considered.

· Impact on flood risk of surrounding areas.

· Bat survey not carried out to satisfy duty to protect bats.

· Play area near St Mary’s Court run down; could developer contribute to upgrade.
· Should not have agreed to removal of hotel in Rickmansworth previously if a hotel is necessary.

· Travis Perkins provides a good facility.
5.
Reason for Delay
5.1
  Not applicable.
6.
Relevant Planning Policy, Guidance and Legislation
6.1
  The   Three Rivers Local Plan
The Core Strategy was adopted on 17 October 2011 having been through a full public participation process and Examination in Public. Relevant policies include Policies PSP1, CP1, CP6, CP7, CP8, CP9, CP10, CP11 and CP12.
The Development Management Policies Local Development Document (LDD) was adopted on 26 July 2013 after the Inspector concluded that it was sound following Examination in Public which took place in March 2013. Relevant policies include DM2, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM12, DM13 and Appendix 5.

The Community Infrastructure Levy (CIL) Charging Schedule (adopted February 2015).
6.2
National Planning Policy Framework (NPPF)


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

6.3
Other

Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document (2012).

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


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

7.
Planning Analysis
7.1   Principle of Development
7.1.1 The National Planning Policy Framework sets out that ‘The Government is committed to ensuring that the planning system does everything it can to support sustainable economic growth. Planning should operate to encourage and not act as an impediment to sustainable growth. Therefore significant weight should be placed on the need to support economic growth through the planning system’.
7.1.2 Core Strategy Policy CP6 seeks to support the sustainable growth of the Three Rivers economy including by providing for a range of small, medium and large business premises and advises that development should generally retain overall levels of industrial and warehousing floorspace, although opportunities for relocation or mixed use redevelopment of industrial and warehousing space may be recognised where this would contribute to wider sustainability objectives and would not harm the overall economic performance of the District. Rickmansworth Town Centre is identified as a key employment area under Policy CP6.
7.1.3 Core Strategy Policy PSP1 also advises that development in Rickmansworth should maintain and enhance the vitality and viability of the town centre by promoting a range of town centre uses including housing, employment, shopping, leisure and community uses.
7.1.4 The application site currently accommodates a builder’s merchant. The application form indicates that the existing building has a floorspace of 2,220sqm and there are 28 existing employees. The proposed replacement builder’s merchant building would have a floorspace of 1,400sqm (1,045sqm at ground and 355sqm at mezzanine level). There would therefore be a reduction of 820sqm on the site, although additional outside storage would also continue to be provided. The application advises that the proposed builder’s merchant would employ 16 staff.
7.1.5 While there would be a reduction in the floorspace of the builder’s merchant, this is a sui generis use rather than B class employment floorspace and the application indicates that the consolidated facility would enhance the retail offer and protect jobs and that the existing buildings are not suited to a modern builder’s merchant. In addition to the replacement builder’s merchant, the scheme also includes provision of a hotel and the application indicates employment of 32 staff within this facility such that there would be an overall increase in the number of jobs on the site. 

7.1.6 Planning Policy have commented that Rickmansworth Town Centre is identified as a key employment area, and the town centre location provides access to several public transport routes, and as such the location of the site is sustainable. Travis Perkins will remain on the site and while the addition of the hotel will make the overall site mixed use, there are no policy objections to this.
7.1.7 Core Strategy Policy CP7 aims to support town centres and identifies Rickmansworth as the principal shopping and service centre in Three Rivers containing a range of facilities and services. Policy DM12 of the Development Management Policies document seeks to create and maintain sustainable communities including through the provision of community, leisure and cultural facilities, and advises that where development is proposed for new or improved community, leisure or cultural facilities they should be accessible by sustainable modes of transport.
7.1.8 While the hotel includes a restaurant, the application advises that the facility would serve guests (primarily with breakfasts but also a limited range of evening meals) rather than acting as a separately branded restaurant. 

7.1.9 The National Planning Policy Framework advises that Local Planning Authorities should apply a sequential test to planning applications for main town centre uses that are not in an existing centre and are not in accordance with an up-to-date Local Plan and should require applications for main town centre uses to be located in town centres, then in edge of centre locations and only if suitable sites are not available should out of centre sites be considered. However Planning Policy have commented that the site is a town centre location which is considered sustainable. It is within walking distance of bus stops within the town and would be approximately 850m from Rickmansworth Station. It would therefore be accessible by sustainable modes of transport. The hotel use would also provide a facility which would support the vitality and viability of the area and Rickmansworth Town Centre and the development would therefore accord with relevant policies.  
7.2 Design and Impact on Street Scene/   Character
7.2.1 Policy CP1 of the Core Strategy seeks to promote buildings of a high enduring design quality that respect local distinctiveness and Policy CP12 of the Core Strategy relates to design and states that in seeking a high standard of design the Council will expect development proposals to ‘have regard to the local context and conserve or enhance the character, amenities and quality of an area’. Development should make efficient use of land but should also respect the ‘distinctiveness of the surrounding area in terms of density, character, layout and spacing, amenity, scale, height, massing and use of materials’; ‘have regard to the local context and conserve or enhance the character, amenities and quality of an area’ and ‘incorporate visually attractive frontages to adjoining streets and public spaces’.
7.2.2 The application site is currently in commercial use with a variety of structures which have developed on the site over time and some of which appear to be in poor condition, and the majority of the undeveloped site is hardstanding and includes use for open storage. The existing built form on the site is set back from the site frontage and is relatively low level. To the east of the site is the River Chess with open Green Belt beyond. The site is at the edge of Rickmansworth Town Centre and to the north of the site is St Mary’s Court which is a flatted block of two storeys with roof level accommodation served by dormers, with two storey residential dwellings to the north east. To the north west of the site is Batchworth House which is a modern three storey commercial building in office use. To the south of the site are The Island, a two storey dwelling and Batchworth Lock House a two storey commercial property which is also a Grade II Listed Building, with further residential dwellings and the Affinity Water site which includes a variety of buildings of up to three storeys in height beyond.
7.2.3 The character of the surrounding area is therefore varied. However, the application site is in a prominent location at a main route in and out of Rickmansworth and is readily visible from approaches from the north, south and east, and is also visible from the Grand Union Canal towpath to the south.
7.2.4 The proposed buildings would be set in from the site boundaries and would not lead to encroachment of development to Green Belt land. 
7.2.5 The builder’s merchant building would consolidate the existing structures on the site. It would be set 2-3m from the north boundary of the site and would be set 22.5-30m from the boundary with the Batchworth Roundabout at the west. It would have a rectangular footprint of 64.5m by 17.1m with a further flat roof canopy to the entrance, and would have a pitched roof form 9.9m in height to the ridge. 

7.2.6 The proposed building would be of greater scale than the existing buildings on the site and would be sited in relatively close proximity to the north site boundary, although the design details proposed assist to add visual interest and to break up the bulk of the building. The proposed pitched roof form with gable ends would also appear appropriate with regard to the character of the area, and would be no higher than the adjacent development on Church Street to the north and west of the site. 
7.2.7 The building would be finished in a wooden cladding system and green steel faced wall panels, with insulated steel roof panels that would include rooflights and yellow doors and roller shutters.
7.2.8 In addition to the replacement building, there would be parking and open storage up to 5m in height around the building, including racked storage to the north of the site access road. The boundary treatment to the industrial building is shown to be 2.4m high steel railings to the west, 2.4m high green paladin mesh fence to the access road and north, and 2.4m high close boarded fencing to the north east. There would also be 3m high fencing to the external tool store within the site. The existing site is all laid as hardstanding and is used for open storage, with close boarded fencing, vegetation, wire mesh weldmesh fencing forming the boundaries. As part of the development, additional soft landscaping is proposed to the north boundary of the site and to the west fronting the roundabout with the boundary fence set back at least 3.5m from the highway which would help to soften the appearance of the development.
7.2.9 The proposed hotel to the southern part of the site would be four storeys for the main part with flat roof sections, although the east and west parts of the building would be reduced to three storeys with pitched roof forms. It would be set approximately 40m from the west boundary of the site, and would be between 6.6m and 12.4m from the southern site boundary. While it would be readily visible from the surrounding area and would have a substantial footprint, there is no uniform building line in the area and the siting away from the west boundary would help to reduce the prominence of the development in the street scene. The angled footprint of the building would also respond to the River Chess channel which curves to the south of the site and would add visual interest to the building.
7.2.10 The proposed hotel would have a maximum height of 13.4m and would be of greater height than the development immediately to the north and south of the site, although there is variation in the surrounding area in terms of heights of buildings and design, and the hotel would not be higher than the maximum height of Batchworth House to the north west and would be comparable in height to the Trinity Court development to the south west. The detailing proposed and set down sections also serve to reduce the visual impact of the building. 
7.2.11 The hotel would be of contemporary design with materials proposed of dark facing brick, smooth white render, timber louvres, and zinc standing seam cladding, with timber cladding above the entrance. Given the variation in the area, the contemporary design and materials would not appear out of character. 
7.2.12 Parking, access and landscaping are proposed to the south, east and west of the hotel, with planting and soft landscaping proposed to break up the proposed hardstanding areas. Condenser units are additionally indicated to the east and west of the building though full details have not been provided. Boundary treatment to the hotel site would comprise 2.4m high steel railing at the south west with 0.45m high post and rail fencing to the east, south west, west and part of the north boundary.
7.2.13 The substation and bin store to the east would be relatively small scale ancillary features on the site. 

7.3 Impact on Heritage Assets

7.3.1 Batchworth Lock House to the south of the site is a Grade II Listed Building and the boundary of the Rickmansworth Town Centre Conservation Area is approximately 30m to the north west of the site. 
7.3.2 Policy DM3 of the Development Management Policies document seeks to conserve and enhance heritage assets and advises that permission will not be granted for development if it would adversely affect the setting, character, appearance of or views in to or out of that Conservation Area. In relation to Listed Buildings, Policy DM3 advises that the Council will only support applications where the development would not adversely affect the character as a building of special architectural or historic interest or its wider setting.
7.3.3 The site includes a variety of existing structures in commercial use which would be replaced. The proposed replacement builder’s merchant building would be set over 30m from the boundary of the Rickmansworth Town Centre Conservation Area, while the proposed hotel would be set approximately 40m to the north east of the Listed Building at Batchworth Lock House.
7.3.4 The application is accompanied by a Planning and Heritage Statement which states that the development would not impact on the historic or aesthetic values of 99 Church Street or its wider setting; or the setting of the Conservation Area. While there would be an increase in built form on the site the proposed development would enhance the setting in comparison to the existing situation.  
7.3.5 Policy DM3 of the Development Management Policies document sets out that where a site includes or is considered to have the potential to include heritage assets with archaeological interest, there must be appropriate assessment into the interest. 
7.3.6 The site lies within a historically important post-medieval industrial area of Rickmansworth, and directly to the south is the Grand Union Canal opened in 1805 which is the longest barge canal in the country. Further industrial heritage assets are located around the site, such as the Lifting Road Bridge to the east, Chess Lock to the south and the site of a possible wharf to the south east. However, the Archaeological Desk Top Study submitted with the application concludes that the previous disturbance on site is extensive such that there is little or no prospect of archaeologically relevant levels surviving to any significant extent in the areas of the proposed development and Hertfordshire Archaeology have not raised an objection to the application.
7.4 Impact on Neighbours

7.4.1 Policy CP12 of the Core Strategy states that development should ‘protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space’.
7.4.2 The application site is currently in use as a builder’s merchant and the proposal would continue this use on the northern part of the site. There are residential neighbours to the north of the site at St Marys Court, and there are also residential moorings within the Chess Basin to the east of the site. 
7.4.3 The proposed builder’s merchant building would be set 2-3m from the north boundary of the site and would be approximately 15m from the neighbouring flats at St Mary’s Court at the closest point (although the fire escape stair would project 1.5m closer), and over 25m from Chess Basin to the east. It would replace existing structures on the site although it would be of greater footprint and bulk in closer proximity to these neighbours. However, while the glazing to the east of St Marys Court faces towards the proposed building, given the separation that would be achieved, it would not appear overbearing. Shadow diagrams submitted with the application indicate that the building would not result in shading to the windows of these neighbouring properties. It is also noted that design details such as full height brick piers and timber cladding are indicated to the north elevation of the building to break up the built form and while it cannot be relied upon it is noted that the vegetation to the north boundary which is shown to be retained provides additional screening. Due to the siting and scale of the development and these neighbours, the building would not lead to significant loss of light so as to adversely affect occupiers.
7.4.4 The site is currently in use as a builder’s merchant. The replacement development is proposed to be open for trade 07:00-17:00 Monday to Friday and 07:00-13:00 Saturday although deliveries would be accepted 06:00-18:00 Monday to Friday and 06:00-13:00 Saturday so as to avoid clashes with customers to the site. These hours reflect those of the existing development. 

7.4.5 While the proposed building would be sited closer to the north site boundary, the delivery access to the site which is currently to the north would be relocated to the south of the building. The application is accompanied by a noise report which indicates that the proposed building would act as an effective visual and acoustic screen for neighbours to the north, reducing noise impacts to residents in comparison to the existing situation. However, notwithstanding this, provision of 2.4m dense close boarded fencing is also proposed to the north east corner of the site to provide further noise attenuation for the loading bay and any permission would be subject to a condition requiring submission of a servicing/delivery management plan to ensure that there would not be adverse impacts on neighbouring occupiers.

7.4.6 The proposed hotel would be in close proximity to the southern site boundary. It would be set approximately 40m to the north east of Batchworth Lock House and approximately 28m to the north west of The Island at the closest point. There are further neighbours at 115 and 117 Church Street approximately 60m to the south of the proposed hotel.
7.4.7 While 115 and 117 Church Street and The Island are residential dwellings, and these buildings and Batchworth Lock House which is in commercial use would have views of the proposed building, shadow diagrams submitted with the application indicate that the building would not result in shading to the windows of these neighbouring properties and given this separation the building would not appear overbearing or cause loss of light to these occupiers.

7.4.8 Although not directly applicable to the application as it refers to residential development, the Design Criteria at Appendix 2 of the Development Management Policies provide useful guidance with regard to overlooking. The guidelines advise that in the interests of privacy and to avoid overlooking, a distance of 28m should be achieved between the faces of single or two storey buildings backing on to each other. Distances should be greater between buildings in excess of two storeys with elevations which directly face each other or in situations where there are site level differences involved. Mitigating circumstances such as careful layout and orientation, screening and window positions may allow a reduction of distances between elevations.
7.4.9 Windows are proposed to the western part of the north elevation of the builder’s merchant building, and these would serve the mezzanine level. These windows would be positioned to the western part of the building with views towards the frontage of St Marys Court and its flank which does not include habitable room windows. Therefore there would not be overlooking onto habitable windows or private amenity space. Rooflights are indicated to the eastern part of the building but would serve the ground floor level and would not therefore facilitate views towards neighbours. 
7.4.10 The proposed hotel would include glazing to all elevations with the majority of windows concentrated to the north and south elevations. The glazing in the north elevation would face towards neighbours at St Mary’s Court, but would be set over 50m from these neighbours.  There would also be over 60m separation to 115 and 117 Church Street to the south and any views towards Batchworth Lock House to  the south west would be oblique with over 40m separation.

7.4.11 The hotel would be set 28.2m from the flank of The Island at the closest point, though the third floor level would be at least 29m away. The windows to the south elevation of the hotel would face the flank elevation of this neighbour and the site frontage. The flank elevation of The Island includes one ground floor window to the closest part of the application site, with one ground and one first floor level to the deeper east section over 34m from the proposed hotel. The windows to the easternmost part of the hotel are shown to include angled timber louvres at first, second and third floor level to restrict views from these windows (which would serve five rooms in total) towards this neighbouring property.
7.4.12 Plant equipment is proposed to the east and west of the hotel building within timber enclosures and recommendations are made within the Noise Report to attenuate any potential noise or disturbance. The restaurant within the hotel is proposed to serve guests rather than acting as a separately branded restaurant, and the Kitchen Extract Report submitted with the application sets out recommendations to ensure no odour impacts.
7.4.13 The scale and siting of the proposed substation and refuse store at the west of the site would not cause overlooking or loss of amenity to neighbouring occupiers through appearing overbearing. However no details of any measures to attenuate possible noise or vibration impacts from the substation have been provided and would be required by condition.
7.5 H  ighways and Access
7.5.1 Core Strategy Policy CP10 requires development to demonstrate that it will provide a safe and adequate means of access. 
7.5.2 The proposed development includes revisions to the existing vehicular access to the site from the Batchworth Roundabout with a new arm of the roundabout junction to serve both the hotel and builder’s merchant with an internal road running through the site to provide access to the existing bridge over the Canal at the east. 
7.5.3 The application is accompanied by a Transport Assessment and Travel Plans which indicate that the site benefits from an accessible location and that the proposed access will accommodate the development and result in an improved local highway network. There would not be a significant increase in trip generation so as to materially impact on the local highway network capacity.
7.5.4 The builder’s merchant site would accommodate servicing by a 16.5m articulated vehicle and there is a dedicated loading area to the east. There are expected to be five daily delivery movements reflecting existing practices, and a Delivery and Service Management Plan is proposed to manage any impacts.
7.5.5 Deliveries and servicing for the hotel would use the site access which accommodates a delivery pull in area to accommodate 12m rigid delivery vehicles, and swept path analysis demonstrates access would be possible. It is anticipated that the hotel would be served by 10-14 deliveries per week, typically within daytime and with none expected on Sundays or Bank Holidays. 
7.5.6 The Highways Officer has not raised an objection to the application subject to conditions to require further details of the access design, highway adoption and a construction management plan. The Highways Officer advises that the relocated access would reduce vehicular conflicts and the traffic generated by the development would not be significant during peak travel periods with a reduction expected in the morning peak and an increase in the afternoon. 
7.6   Parking
7.6.1 Core Strategy Policy CP10 also sets out that development should make adequate provision for all users including car and vehicle parking and Policy DM13 and Appendix 5 of the Development Management Policies document set out parking standards. 
7.6.2 In relation to the hotel element, the standards identify the following car parking requirements:
· 1 space per bedroom, plus

· 1 space per manager, plus

· 2 spaces per 3 staff (minus spaces related to staff bedrooms), plus

· 1 space per 5sqm dining area, plus

· 1 space per 3sqm bar area. 

· A minimum of 1 coach space per 100 bedrooms.

7.6.3 A detailed breakdown of staff has not been provided, however 32 staff are expected. This would result in a requirement for approximately 12 staff spaces. The hotel would have 92 bedrooms equating to a requirement for 92 parking spaces, and would include a dining area of approximately 144sqm which would equate to a requirement for spaces 29 spaces. The total parking requirement would therefore be for 133 spaces.
7.6.4 However, Appendix 5 of the Development Management Policies document advises that standards may be adjusted according to the accessibility of a site, and the application site falls within zone 2 which corresponds to provision at 25-50% of the indicative demand-based standard. This would result in a requirement for 33-67 spaces.
7.6.5 52 spaces are proposed to serve the hotel which would be within this range. In addition, the bar and dining area is proposed to serve guests of the hotel with breakfasts and a limited range of evening meals rather than providing a separately branded restaurant and would not therefore be a destination for non-residents so as to generate an additional parking requirement. If parking to serve the dining area is excluded, the adjusted requirement would be for 26-52 spaces.
7.6.6 The application is also accompanied by a parking accumulation analysis based on trip generation data for other Premier Inn hotel sites sharing similar characteristics to the application site. This analysis suggests a peak parking accumulation of 46 spaces which would occur overnight, indicating that there would not be overspill parking to the surrounding highway, and the Highways Officer has further noted that on street parking restrictions would minimise any migration of parking to the highway.
7.6.7 Appendix 5 of the Development Management Policies document indicates that premises to which the public have access should provide 3 spaces or 6% of total capacity (whichever is greater) as accessible parking spaces which would result in a requirement for three accessible spaces. Four of the spaces at the north west of the site are shown to be accessible.
7.6.8 Cycle parking standards within Appendix 5 of the Development Management Policies document require 1 long term space per 10 beds plus 1 long term space per 10 staff. There would therefore be a requirement for up to 13 spaces. Stands for 20 cycles are proposed to the south of the site. 
7.6.9 In relation to the builder’s merchant, this would be a sui generis use for which the parking standards advise the requirement should be determined in each case on individual merits.
7.6.10 The parking standards at Appendix 5 specifically refer to ‘builder’s merchants’ within B8 (storage and distribution) use for which the standard is 1 space per 75sqm gross floor area. This would equate to a requirement for 19 spaces although this may be reduced to 5-9 spaces according to the accessibility of the site. However, it is also acknowledged that the proposed builder’s merchant operation sees regular over the counter customer trade throughout the day which a more traditional B8 use is unlikely to generate. The parking standards are 1 space per 35sqm for non-food retail warehouses without garden centres (A1 use). This would equate to a requirement for 40 spaces although this may be reduced to 10-20 spaces according to the accessibility of the site. 
7.6.11 Noting the characteristics of the proposed development, the average of the above B8 and A1 standards would be 1 space per 55sqm which would equate to a requirement for 25 spaces although this may be reduced to 6-13 spaces according to the accessibility of the site. 
7.6.12 Parking for 22 cars (4 staff and 18 customer spaces) is proposed to the south and west of the building. This would exceed the adjusted requirement according to the accessibility of the site. However, it is also acknowledged that the nature of the products on offer are likely to result in a higher level of customer trips by car/van than may otherwise be expected according to the accessibility of the site.
7.6.13 Appendix 5 of the Development Management Policies document sets out cycle parking requirements. The standard for B8 (storage and distribution), in which ‘builder’s merchants’ is included within the description at Appendix 5 is 1 long-term space per 10 full time staff, while the requirement for A1 non-retail warehouses without garden centres is 1 short-term space per 350sqm plus 1 long-term space per 10 maximum staff on site. There would be four cycle parking spaces which would exceed this requirement.
7.6.14 The proposed development would result in the loss of the existing parking at the north east of the site which it is understood is currently used by anglers, boaters and allotment holders and which accommodates approximately 10-12 vehicles though spaces are not marked. The application advises that the applicants have negotiated the use of the angling club car park to the east of the river.
7.7 Trees and Landscaping
  
7.7.1 Policy CP12 of the Core Strategy expects development proposals to ‘have regard to the character, amenities and quality of an area’, to ‘conserve and enhance natural and heritage assets’ and should ensure that ‘the 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 surrounding networks of green open spaces’. Core Strategy Policy CP9 seeks a net gain in the quality and quantity of Green Infrastructure through the protection and enhancement of assets and the provision of new green spaces. 
7.7.2 Policy DM6 of the Development Management Policies document sets out requirements in relation to trees, woodlands and landscaping and sets out that:
i) Proposals for new development should be submitted with landscaping proposals which seek to retain trees and other important landscape and nature conservation features. Landscaping proposals should also include new trees and other planting to enhance the landscape of the site and its surroundings as appropriate 
ii) Development proposals on sites which contain existing trees and hedgerows will be expected to retain as many trees and hedgerows as possible, particularly those of local amenity or nature conservation value or hedgerows considered to meet the Hedgerow Regulations 1997.
iii) Development proposals should demonstrate that existing trees, hedgerows and woodlands will be safeguarded and managed during and after development in accordance with the relevant standards
iv) Development should be designed in such a way as to allow trees and hedgerows to grow to maturity without causing undue problems of visibility, shading or damage.  Development likely to result in future requests for significant topping, lopping or felling will be refused
v) Planning permission will be refused for any development resulting in the loss of or deterioration to protected woodland (including ancient woodland), protected trees (including aged or veteran trees) and hedgerows.

7.7.3 There are few trees within the main part of the application site, although there are trees to the boundaries. The site falls within the River Chess and Grand Union Canal Green Infrastructure corridor which is a key linkage that should be conserved and enhanced in accordance with Core Strategy Policy CP9. 
7.7.4 An Arboricultural Impact Assessment has been submitted with the application indicating that two low C grade trees/groups would be lost and that the development would be outside of tree root protection zones with the exception of a slight intrusion by the builder’s merchant building although this is within an area already occupied by tarmac. Tree protection measures are also proposed.
7.7.5 The development also proposes additional soft landscaping to the site to the parking areas, to the west adjacent to Batchworth Roundabout and along the boundary with the river.
7.8   Flood Risk
7.8.1 The main part of the application site is designated as flood zone 2, with some small areas of flood zone 3a at the southern part of the site. The River Chess which runs along the southern boundary of the site is also designated as a ‘main river’. 
7.8.2 Core Strategy Policy CP1 sets out that development should avoid areas at risk from flooding. Policy DM8 of the Development Management Policies document sets out that in accordance with National Policy, the Council will only permit development if it is demonstrated that there will be no adverse impact on areas at risk of flooding. Development will only be permitted where it would not be subject to unacceptable risk of flooding and would not unacceptably exacerbate the risk of flooding elsewhere. Where practicable, existing flood risks should be reduced. Policy DM8 further advises that new development will not be permitted in flood zone 3b. Redevelopment of existing built development will only be permitted if the proposals are of a compatible use class and would not increase flood risk elsewhere. Specific requirements include:
· a flood risk assessment for proposals for new development in flood zones 2 and 3;

· the location of the most vulnerable parts of a development in areas of lowest risk unless there are overriding reasons to prefer different locations;

· development at risk of flooding should be flood resilient and resistant including safe access and escape routes, and it should be demonstrated that residual risks can be safely managed; 

· floor levels of development should be situated above the 1% plus climate change predicted maximum water levels plus a minimum freeboard of 300mm;

· Development should normally be set back from a main river with a minimum 8m wide buffer zone and from any other watercourse with a minimum 5m wide bufferzone.

7.8.3 In addition to a flood risk assessment, paragraph 102 of the National Planing Policy Framework requires a Sequential Test to demonstrate that there are no reasonably available sites appropriate for the proposed development in areas with a lower probability of flooding. The builder’s merchant use proposed would be classified as ‘less vulnerable’ while the hotel use would be ‘more vulnerable’. 
7.8.4 The submitted site plans indicate that the hotel building would be sited at least 10m from the main river at the south of the site which would comply with the requirements of Policy DM8 to provide a buffer zone. 
7.8.5 The application is accompanied by a Flood Risk Assessment which considers flood risk and makes recommendations to mitigate impacts associated with the proposals. 
7.8.6 The Environment Agency have raised an initial objection advising that the Flood Risk Assessment does not correctly take account of climate change allowances. The applicant is in discussions with the Environment Agency to provide a revised Flood Risk Assessment to address the Environment Agency requirements. 
7.8.7 With regard to sequential testing, the application notes that the site accommodates an existing builder’s merchant. With regard to the proposed hotel, the preference for such development is for a town centre location. Much of Rickmansworth town centre south of the High Street is at greater risk of flooding than the application site. Areas to the east and north are within Green Belt with built development to the west, and the town centre is built up with potential development sites allocated for residential purposes within the Local Plan. As such there are no alternative sites available which would be sequentially preferable to the application site. 
7.9 Sustainable Drainage
  
7.9.1 Policy CP1 of the Core Strategy states that there is a need to avoid development in areas at risk from flooding and to minimise flood risk through the use of Sustainable Drainage Systems (SuDS). This policy also states that there is a need to manage and reduce risk of and from pollution in relation to quality of land, air and water and dealing with land contamination. Policy DM8 of the Development Management Policies LDD states that development will only be permitted where it would not be subject to unacceptable risk of flooding, and would not unacceptably exacerbate risk of flooding elsewhere, and that development must protect the quantity and quality of surface and groundwater resources from aquatic pollution and that there must be sufficient surface water drainage. Policy DM9 refers to contamination and pollution control. 
7.9.2 The application is accompanied by a Drainage Strategy which concludes that the most appropriate strategy is to continue to use the existing outfalls from the site and that surface water will be attenuated to greenfield run off rates before discharge to the River Chess. The scheme will increase the permeable surfaces on site.
7.9.3 Hertfordshire County Council as Lead Local Flood Authority have commented that the submitted Flood Risk Assessment and Drainage Strategy do not provide a suitable basis for assessment to be made of the flood risks arising from the proposed development and infiltration tests, modelling calculations, details of how discharge rates will be limited, how flooding will be managed within the site, and confirmation from the Environment Agency regarding discharge to the River Chess would be required. 
7.9.4 The applicant is reviewing the requirements with a view to providing updated information to address the current objection.
7.10 Sustainability
  
7.10.1 Policy CP1 of the Core Strategy requires all applications for commercial development to submit 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.
7.10.2 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.
7.10.3 An Energy Statement has been submitted with the application indicating that the hotel would produce 36% less carbon emissions against 2013 Building Regulations while the builder’s merchant building would produce 10% less carbon dioxide. Reductions would be achieved through use of energy efficiency measures and an air source heat pump to the hotel building and would meet the saving required by Policy DM4 although details of the air source heat pump have not been provided.
7.11 Infrastructure Provision
  
7.11.1 Core Strategy Policies CP8 and CP10 require development to make adequate contribution to infrastructure and services. The Three Rivers Community Infrastructure Levy Charging Schedule is applicable to this scheme and is the mechanism by which contributions would be sought towards infrastructure including education, libraries and sustainable transport.
7.11.2 The CIL Charging Schedule sets out that the site is within Area A, however the charge per sqm for the proposed development is £NIL. 
7.12 Contamination
7.12.1 Policy DM8 of the Development Management Policies document advises that the quality of groundwater resources should be protected from aquatic pollution and Policy DM9 sets out that permission will not be granted for development which would or could give rise to polluting emissions to land, air and/or water. Core Strategy Policy CP1 also states that development should manage and reduce risk of and from pollution in relation to quality of land, air and water and dealing with land contamination.
7.12.2 The application site is within Groundwater Source Protection Zone 1, and is also adjacent to watercourses, and the past use of the site has the potential to cause contamination. The application is accompanied by a Ground Investigation Report which makes recommendations to be incorporated as part of construction works on the site to ensure there would not be unacceptable contamination which would need to be secured by condition on any consent.
7.13 Biodiversity
  
7.13.1 Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity. This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive. The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions.
7.13.2 The protection of biodiversity and protected species is a material planning consideration in the assessment of this application in accordance with Policy CP9 of the Core Strategy, and Policy DM6 of the Development Management Policies document. National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where biodiversity may be affected prior to the determination of a planning application.
7.13.3 The application site is within the River Chess and Grand Union Canal Green Infrastructure corridor, and to the east of the main site is the Croxley Hall Lakes Local Wildlife Site. 
7.13.4 The application is accompanied by a biodiversity checklist, an Ecology Report and a Bat Report. These identify little biodiversity interest on the site, and the Bat Report did not find evidence of roosting bats, however a precautionary approach should be taken during demolition and vegetation removal. It is also recommended that lighting is designed to avoid changes to current ambient light levels in the locality and bat boxes and bricks are proposed.
7.13.5 Hertfordshire and Middlesex Wildlife Trust have commented that planting proposals adjacent to the river should consist of appropriate native species to maximise ecological gains and the landscape plans adapted to reflect this. 
7.14 Refuse and Recycling 
  
7.14.1 Core Strategy Policy CP1 states that development should provide opportunities for recycling wherever possible. Policy DM10 of the Development Management Policies document sets out that adequate provision for the storage and recycling of waste should be incorporated into proposals and that new development will only be supported where the siting or design of waste/recycling areas would not result in any adverse impact to residential or workplace amenities, where waste/recycling areas can be easily accessed (and moved) by occupiers and waste operatives and where there would be no obstruction to pedestrian, cyclist or driver sight lines.
7.14.2 There would be storage for waste within the ground floor of the hotel with collection to be via private contractor, and swept path assessments demonstrate that service vehicles could access the site. 
7.14.3 To the east of the site, a replacement bin store is proposed to serve boaters. This would accommodate six large and four wheelie bins and swept path analysis demonstrates that this would be accessible to refuse vehicles. 
7.14.4 In accordance with the Hertfordshire County Council Waste Local Plan, there would be a requirement for a Site Waste Management Plan for the prposed development to include information including on the types of waste removed from the site and where that waste is being taken to. 
7.15 Safety and Security
  
7.15.1 Policy CP1 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, for example promote buildings and public spaces that reduce opportunities for crime and anti-social behaviour. Policy CP12 also requires that development proposals design out opportunities for crime and anti-social behaviour through the incorporation of appropriate measures to minimise the risk of crime and create safe and attractive places.
7.15.2 The Hertfordshire Constabulary Crime Prevention Design Advisor has commented on the application suggesting a 1.6m high open top railing fence to the south boundary of the site and suggesting CCTV requirements to be secured by condition.  
7.15.3 A condition would also ensure adequate provision for fire hydrants is made as part of any development.
8.
Recommendation
8.1 There is no recommendation for approval or refusal of permission at this stage. 
8.2 It is recommended that the Committee notes the report and are invited to make comments with regard to material planning considerations raised by the application which will then be referred to a subsequent Committee for a decision.
