
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 23 March 2017   from 7.30pm to 9.47pm.
Present:
Councillors Chris Whately-Smith (Chairman), Phil Brading, Marilyn Butler, Peter Getkahn, Alex Hayward, Stephen King, Chris Lloyd, David Major and Debbie Morris.
Apologies for absence were received from Councillors Reena Ranger and Ann Shaw OBE.
Officers:
Joanna Bowyer, Claire Westwood, Suzanne O’Brien, Helen Wailling.
Also in attendance: Councillors Diana Barber, Paula Hiscocks, Stephen Giles-Medhurst, Angela Killick and Parish Councillor Jean Bowman.
About 60 members of the public.
Before the meeting started, the Chairman asked everyone to stand to observe a minute’s silence in respect of recent events at Westminster.
P  C107/16
MINUTES


The Minutes of the Planning Committee meeting held on 23 February 2017 were confirmed as a correct record and were signed by the Chairman.
P  C108/16
NOTICE OF OTHER BUSINESS

There was none.
P  C109/16
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 6 (16/2076/OUT) as a Member of the Abbots Langley Parish Council Planning Committee (as detailed under item 4 on the agenda) but would be entitled to stay and vote as he:
·  has an open mind about the application

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

·  can deal with the application fairly and on its merits at Committee
Councillor Marilyn Butler declared a non-registrable interest in item 7 (16/2516/FUL and 16/2517/LBC) as she had lived at the site 17 years previously.

Councillor Peter Getkahn declared a registrable pecuniary interest in agenda item 15 (17/0192/FUL) as he was a neighbour and consultee, and left the room during that item.
PC110/16    16/2076/OUT Outline Application: Erection of up to 100 new residential dwellings (appearance, landscaping, scale and layout reserved), at LAND AT FAIRWAYS FARM, INCLUDING 67 AND 69 BUCKNALLS LANE, GARSTON, WATFORD, HERTS, WD25 9NE for Bucknalls Development Ltd.
The Planning Officer reported that Paragraph 3 on Page 2 under the heading Alternative Access for emergency vehicles should read “In summary, there are no other points of access.”

One additional neighbour letter had been received objecting to the proposal. The objection stated that it was a pity that an alternative access was not investigated and the concerns raised at the previous meeting had not been overcome. The other points raised were already covered in the report. 
Councillor Chris Lloyd referred to alternative access and said he did not believe that this had been adequately answered by the County Council. Had emergency services been re-consulted for their views on this? The Planning Officer said the issue of alternative access had been explored with the applicant, but emergency access could not be obtained. The emergency services had not been re-consulted as the County Council or Fire Officer had not raised this as an issue with the initial proposals. 
Councillor Chris Whately-Smith said he accepted this was an outline plan, but was there any way they could ensure that parking would not be an issue? The Planning Officer said car ports were proposed, but an informative could be added that gave preference to open air parking provision as part of detailed proposals. 

Councillor Phil Brading said his main concern was that the application was premature. The site was allocated for development post 2026 in the Site Allocations LDD, and he did not believe the case had been made for bringing forward an application at this time. In paragraph 4.1.15 there was an objection from the Council’s Development Plans team. He therefore questioned if it was appropriate to grant approval at this stage. He noted that in paragraphs 7.2.14 and 7.2.15, it referred to the higher requirements for housing numbers which were in the South West Hertfordshire Strategic Housing Market Assessment (SHMA).
In regard to a children’s play space, paragraph 7.16.2 set out the Council policy.

He was concerned there was no mention of sustainable energy development.

There was also the question of turning heads, which always seemed to become parking spaces on these types of developments. 

The Planning Officer said the application had been deferred due to ongoing discussions. Since November 2016 and the objection from Development Plans, the Development Plans Team had taken a report on the revised Local Development Scheme to Policy and Resources Committee. This noted the updated SHMA and the need to take account of revised housing needs in the revisions to the Local Plan. 
In regard to play space, this was an outline application so play space information was not needed at this stage. 

Councillor Chris Whately-Smith noted a concern was raised in paragraph 7.16.5 about the shortfall in open space provision. The Planning Officer said the layout was only indicative at the moment. 

Councillor Phil Brading said an informative would be needed. 

Councillor Stephen Giles-Medhurst spoke as a Ward Councillor and said the following:

· The Council’s own policy documents stated there should be a limit of no more than 300 dwellings using the same access road. 
· If the application was approved, conditions C4, C5 and C6 would be crucial in regard to how the development went ahead. Local Members must be consulted to ensure there was no environmental impact. 
· He strongly opposed the application.

The Chairman had ruled that he would not allow speakers from the public on this item as it was a deferred application, and speakers had spoken the first time it had come to Committee. 

Councillor Chris Whately-Smith said if the application was approved, fencing and screening for the existing housing should be installed before the development was started, and this should be put in a condition.

Councillor Chris Whately-Smith, seconded by Councillor Debbie Morris, moved the recommendation in the report, with the following amendments:

· Additional condition to require provision of boundary treatment prior to development. 

· Additional informatives to advise that preference for off road parking to be accommodated without reliance on garages and car ports; and to highlight importance of open/play space provision within detailed scheme. 

· Ward Councillors to be notified of application(s) to discharge conditions 4, 5 and 6.

On being put to the Committee the motion was declared CARRIED the voting being 7 For, 0 Against and 2 Abstensions.
RESOLVED:

That the decision be delegated to the Director of Community and Environmental Services and that OUTLINE PLANNING PERMISSION IS GRANTED subject to the following conditions and subject to the completion of a Section 106 Agreement:
C1
Approval of the details of the appearance, landscaping, layout and scale of the site (hereinafter called 'reserved matters') shall be obtained from the Local Planning Authority in writing before any development hereby permitted commences. 



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

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


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


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

C3
The access hereby permitted shall be carried out in accordance with the following approved plans: 15009/OPAa-01B, 102719/001 Rev B, INL20005-01, PP-01 Rev C, PP-07 Rev C, PP-08 Rev C.  The plans are approved only in so far as they relate to the siting of the access. 



Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP6, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM13 and Appendices 2, 4 and 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA1 of the Site Allocations LDD (adopted November 2014). 

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


a. 
Construction vehicle numbers, type, routing;


b. 
Traffic management requirements;


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


d. 
Siting and details of wheel washing facilities;


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


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


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


h. 
Noise mitigation measures during course of development;


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

 

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


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

C5
No development shall take place until full details of the proposed access arrangements onto Bucknalls Lane (including the introduction of suitable parking restrictions in the vicinity of the access) have been submitted to and approved in writing by the Local Planning Authority.  The access shall be constructed and maintained in accordance with the approved details.


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

C6

No development shall take place until a Construction Method Statement covering all construction activities associated with the proposed development has been submitted to and approved in writing by the Local Planning Authority.  The works shall be carried out in accordance with the approved details.


Reason: This is a pre-commencement condition in order to ensure the structural integrity of the Highways England asset and to ensure that the M1 continues to be an effective part of the national system of routes for through traffic in accordance with section 10 of the Highways Act 1980 and Policy CP10 of the Core Strategy (adopted October 2011).
C7
No development shall take place until details of the proposed drainage for the development, demonstrating that water is dealt with in the site and disposed of to an appropriate outfall, have been submitted to and approved in writing by the Local Planning Authority.  The drainage shall be carried out in accordance with the approved details.


Reason: This is a pre-commencement condition in order to ensure that Highways England can be satisfied that the proposed development would not be detrimental to the Strategic Road Network drainage system and that the integrity and maintenance of the M1 motorway would not be compromised in accordance with Policy CP10 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (Adopted July 2013).

C8
No development shall take place until an Archaeological Written Scheme of Investigation has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall include an assessment of archaeological significance and research questions; and:


1.
The programme and methodology of site investigation and recording;


2.
The programme and methodology of site investigation and recording as suggested by the archaeological evaluation;


3.
The programme for post investigation assessment;


4.
Provision to be made for analysis of the site investigation and recording;


5.
Provision to be made for publication and dissemination of the analysis and records of the site investigation;


6.
Provision to be made for archive deposition of the analysis and records of the site investigation;


7.
Nomination of a competent person or persons/organisation to undertake the works set out within the Archaeological Written Scheme of Investigation.



The development shall take place/commence in accordance with the programme of archaeological works set out in the Written Scheme of Investigation.

Reason: This is a pre-commencement condition to ensure that an appropriate scheme of archaeological investigation and recording is undertaken and that a suitable contingency exists for the rapid investigation of any archaeological remains in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).
C9

The development shall not be occupied/used until the site investigation and post investigation assessment has been completed in accordance with the programme set out in the Written Scheme of Investigation approved under condition 8 and the provision made for analysis and publication where appropriate.


Reason: To ensure that an appropriate scheme of archaeological investigation and recording is undertaken and that a suitable contingency exists for the rapid investigation of any archaeological remains in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).
C10
No development shall take place until a scheme for the provision of affordable housing as part of the development has been submitted to and approved in writing by the Local Planning Authority. The affordable housing shall be provided in accordance with the approved scheme and shall meet the definition of affordable housing in the NPPF or any future guidance that replaces it. The scheme shall include: 


i.
the numbers, type and tenure of the affordable housing provision to be made which shall consist of 45% of the total number of units proposed, of which 70% shall be constructed and provided as Social Rented Dwellings and 30% shall be constructed and provided as Intermediate Dwellings;


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


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


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


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


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



Reason: This is a pre commencement condition to meet local housing need within the Three Rivers district and to comply with Policies CP1, CP2, CP3 and CP4 of the Core Strategy (adopted October 2011).
C11
No development shall take place until a detailed surface water drainage scheme has been submitted to, and approved in writing by, the Local Planning Authority and mitigation measures detailed within the Flood Risk Assessment. The surface water drainage system will be based on the submitted Flood Risk Assessment carried out by Rogers Cory Partnership, Ref. TRS/INL/E4378/16168, dated of 27th September 2016 and additional information submitted by Rogers Cory Partnership Ref. TRS/INL/E4378/16360 and respective appendices (Drawings: INL/E4378/201A, INL/E4378/205 and calculations), dated 29th November 2016.


The surface water drainage scheme should include:


-
Limiting the surface water run-off generated by the 1 in 100 year + climate change critical storm so that it will not exceed the run-off from the undeveloped site and not increase the risk of flooding off-site.


-
Providing attenuation to ensure no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change event


-
Implementing the appropriate drainage strategy based infiltration, using appropriate SuDS measures such as soakaways, infiltration trenches and permeable paving as indicated on drainage drawing INL/E4378/201A dated 29th November 2016. 


-
Details of how the scheme shall be maintained and managed after completion and during its lifetime.


-

Detailed engineered drawings of the proposed SuDS measures.


The scheme shall be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements embodied within the scheme.


Reason: This is a pre commencement condition to prevent flooding by ensuring the satisfactory storage of and disposal of surface water from the site in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).
C12
No development shall take place until details of the implementation, maintenance and management of the Sustainable Drainage Scheme approved in accordance with condition C11 have been submitted to and approved by the Local Planning Authority. The scheme shall be implemented and thereafter managed and maintained in accordance with the approved details. Those details shall include:


i.
a timetable for its implementation, and


ii.
a management and maintenance plan for the lifetime of the development which shall include the arrangements for adoption by any public body or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme throughout its lifetime.


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

C13
Prior to the first occupation of the development an updated and revised version of the Interim Travel Plan shall be submitted to and approved in writing by the Local Planning Authority. The approved Travel Plan shall be implemented upon the first occupation of the development. An updated Travel Plan shall be submitted to the Local Planning Authority for written approval on the first, third and fifth anniversaries of the first occupation for full evaluation and support. 


Reason: To deliver an acceptable development and to promote alternative modes of travel to the private car 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).

C14
The development hereby permitted shall be carried out in accordance with the Approved Flood Risk Assessment (reference TRS/INL/E4378/16168) and drawings INL/E4378/202A, INL/E4378/203A and INL/E4378/206.


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



Reason: To ensure that compensatory storage of flood water is provided to prevent flooding on site and elsewhere in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

C15
If during development, contamination not previously identified is found to be present at the site, then no further development shall be carried out until the developer has submitted and obtained written approval from the Local Planning Authority detailing how this unsuspected contamination shall be dealt with. The development shall be carried out in accordance with the approved details.



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

C16
No development shall take place (including demolition, ground works, vegetation clearance) until a Construction Environmental Management Plan (CEMP: Biodiversity) has been submitted to and approved in writing by the Local Planning Authority. The CEMP: Biodiversity shall include the following: 


A) Risk assessment of potentially damaging construction activities. 


B) Identification of “biodiversity protection zones”. 


C) Practical measures (both physical measures and sensitive working practices) to avoid or reduce impacts during construction (may be provided as a set of method statements). 


D) The location and timings of sensitive works to avoid harm to biodiversity features. 


E) The times during which construction when specialist ecologists need to be present on site to oversee works. 


F) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly competent person. 


G) Responsible persons and lines of communication. 


H) Use of protective fences, exclusion barriers and warning signs. 


The approved CEMP shall be ahead to and implemented throughout the construction period strictly in accordance with the approved details. 


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

C17
Prior to the commencement of development, including any demolition, a Site Waste Management Plan (SWMP) shall be submitted to and approved in writing by the Local Planning Authority.  The SWMP should aim to reduce the amount of waste being produced on site and should contain information including types of waste removed from the site and where that waste is being taken to.  The development shall be carried out in accordance with the approved SWMP.  


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

C18
Prior to the commencement of the development hereby permitted, a plan indicating the positions, design, materials and type of boundary treatment to be erected along the boundaries with No’s 63, 65 and 71 Bucknalls Lane and No’s 1 to 4 Lodge Close of the site shall be submitted to and approved in writing by the Local Planning Authority. The boundary treatment shall be erected prior to commencement of any site works. 


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

Informatives:

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


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


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


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



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

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

I3
The applicant is advised that a license must be obtained from the Highway Authority before any works are carried out on any land forming part of the highway.  Prior to commencement of any works the applicant is advised to contact the County Council Highways via either the website http://www.hertfordshire.gov.uk/services/transtreets/highways/ or telephone 0300 1234047 to enter into the necessary agreement with the Highway Authority to enable works in the highway to proceed.
I4
The applicant is advised that the Hertfordshire Crime Prevention and Design Advisor has made the following comments on the proposed development:


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




iv.
Into a dwelling from outside




v.
Into parts of a building containing flats from outside




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


Achieving the Secured by Design award meets the requirements of Approved Document Q (ADQ), and there is no charge for applying for the Secured by Design award.


Further details are available from Hertfordshire Police Crime Prevention Design Advisors at 01707-355226.
I5
The applicant is advised of the following comments from Thames Water:


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


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.
I6
Affinity Water have advised that the proposed development site is located within an Environment Agency defined groundwater Source Protection Zone (SPZ) corresponding to Bricketwood Pumping Station. This is a public water supply, comprising of a number of Chalk abstraction boreholes, operated by Affinity Water Ltd. 


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


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

I7
The following terms (and those related to them) referred to at Condition C10 shall be defined as set out below: 


Affordable Housing means Social Rented Dwellings and Shared Ownership Dwellings meeting Scheme Design and Quality Standards at costs below those associated with open market housing and which is available to, affordable by and occupied only by those in Housing Need.


Choice Based Lettings Scheme means the Council's allocations policy which determines the Council's priorities and procedures when allocating accommodation in accordance with the requirements of Section 167 of the Housing Act 1996.


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


Homes and Communities Agency means the agency of that name established by the Government (pursuant to the Housing and Regeneration Act 2008) which exercises the function of the former Housing Corporation in relation to financial assistance for new affordable homes (or any successor body).


Housing Need means persons who are assessed by the Council as being unable to resolve their housing needs in the private sector market because of the relationship between housing costs and incomes in accordance with the Choice Based Lettings Scheme.


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


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


Reasonable Service Charge means a sum that covers the contribution requested from time to time for those services and facilities which are of a nature and to a standard reasonably required in connection with and which directly benefit the relevant Affordable Housing, such sum to be set at a fair and reasonable proportion of the costs relating to the services provided.


Registered Provider means a registered provider registered with the Homes and Communities Agency (HCA) or other body registered with the HCA under the relevant Housing Act or other body approved by the HCA to receive social housing Grant such Registered Provider in any event to be approved by the Council.


Scheme Design and Quality Standards means standards in relation to the internal environment sustainability and external environment of Affordable Dwellings as set out in the Housing Corporation's document entitled 'Design & Quality Standards 2007' or such other replacement design standards as may be issued from time to time.


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


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


Shared Ownership Lease means a lease substantially in the form approved or published by the HCA whereby:


(a) 
the initial share sold to the leaseholder



(i) 
is a minimum of 25% (twenty five per cent) and a maximum of 75% (seventy five per cent) of the total equity in the unit; and



(ii) 
is sold for a premium equal to the corresponding percentage of the Open Market Value of the property; and


(b) 
the annual rent:



(i) 
does not initially exceed 2.75% (two point seven five per cent) of the full Open Market Value (assessed in accordance with the HCA's Capital Funding Guide) of the Registered Providers retained share of the equity in the relevant Shared Ownership Dwelling



(ii) 
is not at a level which is in conflict with any applicable Homes and Communities Agency successor restrictions relating to charges payable by the tenant; and


(c) 
the tenant:



(i) 
pays no more than a Reasonable Service Charge (where applicable) and



(ii) 
may in successive tranches purchase the remainder of the equity in the dwelling.

I8
Regard should be had to the Landscape Officer’s comments prior to the submission of the reserved matters application relating to landscaping. 

I9
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The applicant and the Local Planning Authority engaged in pre-application discussions and the Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments. This results in a form of development that maintains/improves the economic, social and environmental conditions of the District.

I10
Please be aware that the Council’s preference would be that the off street parking provision submitted with any Approval of Details applications shall be provided via open hardstanding rather than carports and garages.
I11
On-site open and play space provision shall be clearly outlined within any Approval of Details submissions in accordance with the requirements of Policy DM11 of the Development Management Policies LDD (adopted July 2013).
8.2         
That if a satisfactory Section 106 Unilateral Undertaking/Agreement has not been agreed and an executed deed securing all of the Heads of Terms has not been delivered by midday 14 April 2017, or subsequent agreed extension, the application be delegated to the Director of Community and Environmental Services to REFUSE PLANNING PERMISSION for the following reason: 

R1
The proposed development would be accessed via Bucknalls Lane and would increase the level of vehicular movements along Bucknalls Lane.  In the absence of an agreement under the provisions of Section 106 of the Town and Country Planning Act 1990 the development would fail to recognise the impact upon the existing infrastructure, would have a detrimental impact upon the flow of traffic along Bucknalls Lane and at the junction with the A405 and make appropriate provision.  The application therefore fails to meet the requirements of Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011).

Informative: 

I1
In line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015, the Local Planning Authority has considered, in a positive and proactive manner, whether the planning objections to this proposal could be satisfactorily resolved within the statutory period for determining the application. Whilst the applicant and the Local Planning Authority engaged in pre-application discussions, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.

PC111/16   
16/2516/FUL – Part conversion, part demolition and construction of new buildings to create four dwellings with associated access, parking and landscaping at BULLSLAND FARM, BULLSLAND LANE, CHORLEYWOOD, WD3 5BG for Mr S Hayes


16/2517/LBC – Listed Building Consent: Part conversion, part demolition and construction of new buildings to create four dwellings with associated access, parking and landscaping AT BULLSLAND FARM, BULLSLAND LANE, CHORLEYWOOD, WD3 5BG for Mr S Hayes     
The Planning Officer reported the applicant had provided a revised Ground Floor Plan which included allocated parking for each unit.  As a result, Condition 2 of the planning permission on page 87 of the Agenda and Condition 2 of the Listed Building Consent on page 93 should be updated to include the revised plan.

To ensure that the access was maintained and reinstated to an acceptable condition to serve the existing and future residents, Condition 3 of planning permission 16/2516/FUL on page 88 of the Agenda should be updated to include: “adequate provision to control, mitigate and address any abnormal wear and tear to the access from the adopted highway of Bullsland Lane to the application site”
Councillor Angela Killick spoke as a Ward Councillor and said she supported the application.
Councillor Phil Brading, seconded by Councillor David Major, moved the recommendations in the report in regard to 16/2516/FUL and 16/2517/LBC, with the amendments suggested by the Planning Officer.
On being put to the Committee the motion was declared CARRIED, with the amendments proposed, the voting being unanimous.
RESOLVED: 

16/2516/FUL

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

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

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

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


TRDC 001 (Location Plan)


8119-1 (1 of 6)


8119-1 (2 of 6)


8119-1 (3 of 6)


8119-1 (4 of 6)


8119-1 (5 of 6)


8119-1 (6 of 6)


S/2951-07 Rev. C

S/2951-08 Rev. C

S/2951-09 Rev. A

S/2951-11 Rev. A

S/2951-12 Rev. A

S/2951-101

S/2951-102

S/2951-103

S/2951-104

S/2951-105


S/2951-106

S/2951-107

S/2951-108

S/2951-109


S/2951-301 Rev. B


S/2951-302 Rev. A


S/2951-303 Rev. A


S/2951-304 Rev. A


S/2951-305 Rev. A

S/2951-306 Rev. A

S/2951-307 Rev. A

S/2951-308 Rev. A

S/2951-309 Rev. A

S/2951-310 Rev. B
S/2951-311 Rev. A

S/2951-312 Rev. A

S/2951-313 Rev. A

S/2951-314 Rev. A

S/2951-315 

Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities of the locality, the openness of the Green Belt and residential amenity of neighbouring occupiers, in accordance with Policies CP1, CP2, CP3, CP4, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM2, DM3, DM4, DM6, DM7, DM10 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA1 of the Site Allocations LDD (adopted November 2014).

C3
The development shall not begin until full details of all proposed construction vehicle access, movements, parking arrangements, facilities for mud and dust control and adequate provision to control, mitigate and address any abnormal wear and tear to the access from the adopted highway of Bullsland Lane to the application site have been submitted to and approved in writing by the Local Planning Authority.  The relevant details shall be submitted in the form of a Construction Management Plan and the approved details shall be implemented throughout the construction programme.
Reason: This is a pre commencement condition in order to minimise danger, obstruction and inconvenience to users of the adjacent 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).
C4
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.

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

Reason: This is a pre commencement condition to protect the visual amenities of the trees, area and to meet the requirements of Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM6 of the Development Management Policies LDD (adopted July 2013).

C5
Prior to commencement of the development hereby permitted, a plan clearly defining the residential curtilages of each dwelling shall be submitted to and approved in writing by the Local Planning Authority. For any land not included within the residential curtilages, a management plan (including long term design objectives, management responsibilities, timescales and maintenance schedules for all landscape areas) shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development hereby approved. The development shall be carried out in accordance with the approved details and the management plan shall be carried out as approved thereafter.

Reason: This is a pre commencement condition to ensure that the land is satisfactorily managed and maintained, in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2 and DM6 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C6
Before any building operations above ground level hereby permitted are commenced, samples and details of the proposed external materials shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.

Reason: To prevent the buildings being constructed in inappropriate materials in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2 and DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C7
Prior to the first occupation of the dwellings hereby approved a plan indicating the positions, design, materials and type of boundary treatment to be erected shall be submitted to and approved in writing by the Local Planning Authority. The boundary treatment shall be erected in accordance with the approved details prior to first occupation of the dwellings hereby approved. 

Reason: To safeguard the visual amenities of neighbouring properties and the character of the locality in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and DM2 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C8
The development shall not be occupied until a scheme for the separate storage and collection of domestic waste has been submitted to and approved in writing by the Local Planning Authority. Details shall include siting, size and appearance of refuse and recycling facilities on the premises. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter. 

Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance of such provision is satisfactory in compliance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2, DM10 and Appendix 2 of the Development Management Policies document (adopted July 2013).
C9
Should they be required, detailed proposals for fire hydrants serving the development as incorporated into the provision of the mains water services for the development, whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of development. The development shall thereafter be implemented in accordance with the approved details prior to occupation of any building forming part of the development.

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

C10
Immediately following the implementation of this permission, notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) no development within the following Classes of Schedule 2 of the Order shall take place.




Part 1




Class A – enlargement, improvement or other alteration to the dwelling




Class B – addition or alteration to the roof




Class C – any other alteration to the roof



Class D – erection or construction of a porch



Class E – buildings incidental to the enjoyment of a dwellinghouse



Class F – hardsurfaces incidental to the enjoyment of a dwellinghouse




Class G – chimneys, flues etc. on a dwellinghouse




Part 2




Class A – a gate, fence, wall or other means of enclosure
No development of any of the above classes shall be constructed or placed on any part of the land subject of this permission.

Reason: To ensure adequate planning control over further development having regard to the limitations of the site and neighbouring properties and in the interests of the visual amenities of the site and the area in general, in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and DM2 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C11
The garage hereby permitted shall be kept available for the parking of motor vehicles at all times. The garage shall be used solely for the benefit of the occupants of the dwelling of which it forms part and their visitors and for no other purpose and permanently retained as such thereafter.

Reason: In the interests of visual amenities of the area and to ensure that on-site car parking provision is maintained to avoid the dispersion of vehicles on to the adjoining hardstanding to the detriment of the openness of the Metropolitan Green Belt and in accordance with Policies CP1, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).
C12
The development shall not be occupied until the energy saving measures detailed within the submitted Energy Statement are incorporated into the approved dwellings and permanently maintained thereafter.

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


Informatives

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

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

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

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

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

Where possible, energy saving and water harvesting measures should be incorporated. Information on this is also available from the Council's Building Control section. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.
I2
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.

I3
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.
I4
It is the responsibility of a developer to make provision for drainage to ground, water courses or a suitable sewer.  In respect of surface water it is recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving public network through on or off site storage.  When it is proposed to connect to a combined public sewer, the site drainage should be separate and combined at the final manhole nearest the boundary.  Connections are not permitted for the removal of groundwater.  Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. They can be contacted on 0800 009 3921.
I5
Site clearance (of buildings and vegetation) should be avoided during the bird breeding season (March to September inclusive) to protect breeding birds, their nests, eggs and young. If this is not possible then a search of the area should be made immediately prior to commencement of clearance/construction works by a suitably experienced Ecologist and if active nests are found, then work must be delayed until the last chick has fledged. 
I6
Any external lighting scheme, if relevant, should be designed to minimise light spill, in particular directing light away from the boundary vegetation to ensure dark corridors remain for use by wildlife as well as directing lighting away from potential roost / nesting sites. 

I7
New trees and shrubs should be predominantly native species, particularly those that bear blossom, fruit (berries) and nectar to support local wildlife; and night flowering plants to attract insects and increase foraging opportunities for bats. The planting of ash (Fraxinus excelsior) should be avoided due to the serious Ash dieback disease that is killing ash across Europe, and thus the subsequent ban on the movement of ash planting stock. Where non-native species are used they should be beneficial to biodiversity, providing a food source or habitat for wildlife. 

16/2517/LBC

That LISTED BUILDING CONSENT BE GRANTED subject to the following conditions: -

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

Reason: To comply with the requirements of the Planning (Listed Buildings and Conservation Areas) Act 1990.
C2
The development hereby permitted shall be carried out in accordance with the following approved plans:


TRDC 001 (Location Plan)


8119-1 (1 of 6)


8119-1 (2 of 6)


8119-1 (3 of 6)


8119-1 (4 of 6)


8119-1 (5 of 6)


8119-1 (6 of 6)


S/2951-07 Rev. C

S/2951-08 Rev. C

S/2951-09 Rev. A

S/2951-11 Rev. A

S/2951-12 Rev. A

S/2951-101

S/2951-102

S/2951-103

S/2951-104

S/2951-105


S/2951-106

S/2951-107

S/2951-108

S/2951-109


S/2951-301 Rev. B


S/2951-302 Rev. A


S/2951-303 Rev. A


S/2951-304 Rev. A


S/2951-305 Rev. A

S/2951-306 Rev. A

S/2951-307 Rev. A

S/2951-308 Rev. A

S/2951-309 Rev. A

S/2951-310 Rev. B
S/2951-311 Rev. A

S/2951-312 Rev. A

S/2951-313 Rev. A

S/2951-314 Rev. A

S/2951-315 

Reason: For the avoidance of doubt and in the proper interests of planning, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM3 and DM6 of the Development Management Policies LDD (adopted July 2013).
C3
Before any building operations above ground level hereby permitted are commenced, samples and details of the proposed external materials shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.

Reason: To prevent the buildings being constructed in inappropriate materials in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).


Informatives

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

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

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

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

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

Where possible, energy saving and water harvesting measures should be incorporated. Information on this is also available from the Council's Building Control section. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.
I2
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.
  P  C112/16
16/2673/FUL - Variation of Conditions 2 (Approved Plans), 7 (Vehicular Access) and 8 (Access and Parking) of planning permission 16/1398/FUL to amend undercroft car parking layout, include single storey cycle/plant building and increase the height of approved buildings, at FORMER GAS WORKS, WHARF LANE, RICKMANSWORTH, HERTFORDSHIRE, WD3 1HA for St William Homes LLP
In accordance with Council Procedure Rule 35 (B), Mr Steven Gough, who had registered to speak in favour of the application, waived his right to speak.

Councillor Debbie Morris said her principal concern was in regard to the cycle store and the plant building and the possible noise from there.

She referred to paragraph 7.6.8 of the report and asked how the existing background noise level was managed. It was not clear if the figure stated was an average. If so, the higher level should not be during the night, as this would disturb the residents. 

Councillor Peter Getkahn said he was disappointed the proposed building was higher than in the previous application.
The Planning Officer said in relation to the plant room, the applicant had confirmed that it would not generate a noise level that would be audible from outside the plant room building. The plant room would be used to house a cold water tank and associated booster pumps, as all flats would have individual combination boilers.  This plant was less noisy when compared to generators or combined heat and power (CHP) units that were traditionally found in plant rooms. 

 

The external cycle and plant room would be constructed of blockwork and a layer of facing brick, therefore the same structure as the main residential building.  The plant room would be designed to ensure it complied with the required noise levels (as per the proposed condition C34) and it was not expected that any additional noise attenuation measure would be required to achieve this. 

The Environmental Health Officer had raised no objection and considered that suggested condition 34 which required the plant to be designed in accordance with the approved Noise Assessment, would be appropriate to ensure an acceptable impact on the residential amenity of neighbouring occupiers and future occupiers of the proposed development.  

Councillor Debbie Morris said a resident in her ward had been disturbed by the noise of a pump where they lived. There was a need to ensure they knew in advance what the noise levels would be for day and night at the application site. The Planning Officer suggested the wording in Condition C34 be amended.  

Councillor Phil Brading said he had a concern in regard to the security of the separate cycle store being next to the development entrance. The Planning Officer said there was an informative in regard to this. 

Councillor Phil Brading said he was concerned about the creeping increase in the height of the building, and would like the developer to make the slab lower. 

Councillor Paula Hiscocks spoke as a Ward Councillor said she was concerned about the rise in height of the building, which would affect the buildings in Salters Close.
She said Herts and Middlesex Wildlife Trust (Paragraph 4.1.8) had stated a concern that the increase in height of the building would increase light spillage onto the lake. They recommended raising the height of the light screen. 

Ideally there would be a play space on the site.

The Planning Officer said the proposed 0.5m increase in height would not increase overlooking to Salters Close.

In regard to the effect on wildlife, Herts Ecology had raised no objections. The conditions required details on lighting to be submitted by the applicant. 

In regard to a playspace, it was not appropriate for an objection to be raised on these grounds in light of the previous approval for development on the site. 

Councillor Debbie Morris asked if the comments about the effect on wildlife would be taken into account when lighting was looked at. The Planning Officer said there would be consultation with Herts and Middlesex Wildlife Trust when the lighting details were submitted. 

Councillor Lloyd referred to Condition C4 and said some boundary details would need to be in place before work was started. The Planning Officer said the wording in the recommendation was appropriate. 

Councillor Chris Whately-Smith, seconded by Councillor Stephen King, moved the recommendation in the report, that planning permission be granted, subject to conditions and subject to the completion of a Deed of Variation to the S106 Agreement, and that Condition 34 be amended to require details of plant room noise and assessment of this to reflect day and night readings.

On being put to the Committee the motion was declared CARRIED the voting being 8 For, 0 Against and 1 Abstention.

RESOLVED: 


That PLANNING PERMISSION BE GRANTED subject to the following conditions and subject to the completion of a Deed of Variation to the S106 Agreement:
C1
Standard Time Limit

The development hereby permitted shall be begun before 14 September 2019.


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

C2 
Plan Numbers

4597 3 002 B (Site Location Plan)


4597 2 107 E (Front elevation in context)


4597 3 108 E (Rear elevation in context)


4597 3 100 F (Site and Ground Floor Plan)


4597 3 101 F (Block A Ground floor plan)


4597 3 102 A (Block A First and typical floor plans)


4597 3 103 A (Block A Fourth floor and roof plan)


4597 3 104 E (Block B Ground floor plan)


4597 3 105 A (Block B first and typical floor plans)


4597 3 106 A (Block B Fourth floor and roof plan)


4597 3 109 E (Block A Flank Elevations)


4597 3 111 E (Sections)


4597 3 110 E (Block B Flank Elevations)


1401/002 M (Landscape Masterplan)


8436/02 A (Tree Protection Plan)




Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies PSP1, CP1, CP2, CP3, CP4, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM2, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2011) and Policy SA1 of the Site Allocations Local Development Document (adopted November 2014).

C3
Materials

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


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

C4
Boundary Details

A plan indicating the positions, design, materials and type of all boundary treatment to be erected shall be submitted to and approved in writing by the Local Planning Authority.  This should include details of appropriate 'wildlife gaps' in the rear (eastern) boundary adjacent to Elms Lake.  The boundary treatment shall be erected prior to occupation and carried out and maintained in accordance with the approved details. 


Reason: To ensure that appropriate boundary treatments are proposed to safeguard the visual amenities of neighbouring properties and the character of the locality and in the interest of biodiversity in accordance with Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C5
Levels

Prior to the commencement of the development hereby permitted, plans showing the existing and proposed ground levels, the slab level of the proposed buildings(s) and slab level of the adjacent buildings shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with the approved details.


Reason:  This condition is a pre-commencement condition in order to ensure a satisfactory form of development relative to surrounding buildings and landscape and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

 C6
Obscure Glazing


Before the first occupation of the buildings hereby permitted, all flank windows (Buildings A and B) shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed.  The windows shall be permanently retained in that condition thereafter.


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

C7
Vehicular Access - Upgrade


Prior to the occupation of the development hereby permitted the vehicular access (indicated for improvement on drawing number 4597 3 100 F (Site and Ground Floor Plan) shall be upgraded to the satisfaction of the Highways Authority in accordance with details to be first submitted and approved in writing by the Local Planning Authority.  The submitted details should include details of access arrangement geometries (including width, gradients and kerb radii) and the arrangements for surface water drainage to be intercepted and disposed of separately so that it does not discharge from or onto the highway carriageway.  The development shall be carried out and maintained in accordance with the approved details.


Reason: To ensure satisfactory access into the site and avoid carriage of extraneous material or surface water from or onto the highway and to meet the requirements of Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

C8
Access and Parking to be laid out

Prior to the first occupation of the development hereby permitted the proposed access, on-site car and cycle parking, servicing/ loading area shall be laid out, demarcated, levelled, surfaced and drained in accordance with the approved plan 4597 3 100 F (Site and Ground Floor Plan) and shall be retained thereafter for that specific use.


Reason: To ensure the permanent availability of the parking and manoeuvring area in the interests of highway safety and to meet the requirements of Policies CP10 and CP12 of the Core Strategy and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C9
Travel Plan
Prior to the occupation of the development hereby permitted a Travel Plan shall be submitted to and approved in writing by the Local Planning Authority.  The Travel Plan shall accord with the Hertfordshire County Council document Hertfordshire’s Travel Plan Guidance for Business and Residential Development.  The Travel Plan shall be implemented following its written approval.

Reason: To ensure that the development is as sustainable as possible and to meet the requirements of Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM10, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C10
Parking Permits

Prior to the occupation of the development hereby permitted arrangements shall be submitted to and approved in writing by the Local Planning Authority and be put in place to ensure that, with the exception of disabled persons, no resident of the development shall obtain a resident's parking permit within any controlled parking zone which may be in force in the area at any time. 


Reason:  In the interests of visual amenity and to encourage use of sustainable modes of travel in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C11
Parking Management Strategy 

The development hereby permitted shall be carried out and occupied in accordance with the Parking Management Strategy (30686/D4E) prepared by Transport Planning Practice and dated March 2017.


Reason: To ensure that the development is as sustainable as possible and to meet the requirements of 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).

C12
Landscaping Details

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


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


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

C13
Landscape management plan - Details

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


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

C14
Tree protection scheme - Details

The protective measures, including fencing, shall be undertaken in accordance with the details as shown on approved plan 8436/02 A (Tree Protection Plan) before any equipment, machinery or materials are brought on to the site for the purposes of development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made.  No fires shall be lit or liquids disposed of within 10.0m of an area designated as being fenced off or otherwise protected in the approved scheme.


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

C15
Landscape & Ecological Management Plan 

A Landscape and Ecological Management Plan (LEMP) shall be submitted to, and approved in writing by, the Local Planning Authority prior to the commencement of the development. The LEMP should include the following: 
a. A description and evaluation of the features to be managed. 
b. Ecological trends and constraints on site that might influence management. 
c. Aims and objectives of management. 
d. Appropriate management options for achieving aims and objectives. 
e. Prescriptions for management actions. 
f. Preparation of a works schedule (including an annual work plan capable of being rolled forward over a five-year period). 
g. Details of the body or organisation responsible for the implementation of the plan. 
h. Ongoing monitoring and remedial measures. 
The LEMP should also include details of the legal and funding mechanism(s) by which the long-term implementation of the plan will be secured by the developer with the management body(s) responsible for its delivery. 
Reason: This is a pre commencement condition to maintain wildlife habitat and to meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C16
Lighting 

Prior to occupation, a lighting design strategy for biodiversity for the northern part of the site (including the new planting areas and water feature) should be submitted to and approved in writing by the Local Planning Authority. The strategy shall show how and where external lighting will be installed (through the provision of appropriate lighting contour plans and technical specifications) so that it can be clearly demonstrated that areas to be lit will not disturb or prevent species associated with Elms Lake such as bats, birds and invertebrates.  The approved strategy should be implemented prior to the occupation of the development and should be permanently maintained as such thereafter. 


Reason: In the interests of visual amenity and to maintain wildlife habitat and to meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6 and DM9 of the Development Management Policies LDD (adopted July 2013).

C17
Flood Risk Assessment

The development permitted by this planning permission shall be carried out in accordance with the approved Flood Risk Assessment (FRA) (prepared by: Chiltern Design Limited; reference: FRA/202 Rev D updated 1 August 2016) and the following mitigation measures detailed within the FRA: 


1.
Limiting the surface water run-off rates to 5l/s.


2.
Implementing appropriate SuDS measures as indicated on drawing 1003 Rev D title Proposed Drainage Strategy.


3.
Provide storage volume of 240m3 to ensure no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change (40%) event.


Reason: To ensure that sufficient floodplain storage is provided to ensure no increase in off-site flood risk and that residents are protected from flooding and have safe access to and from the site during a flood event in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

C18
Drainage Strategy

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


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


2.
Final detailed management plan to include arrangements for adoption and any other arrangements to secure the operation of the scheme throughout its lifetime.


3.
Detailed surface water run-off and volume calculations to ensure that the site has the capacity to accommodate all rainfall events up to 1:100 year plus climate change.


4.
Assessment of the use of permeable paving in order to provide a water quality benefit.


Reason: This is a pre commencement condition to prevent flooding by ensuring the satisfactory storage of and disposal of surface water from the site in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

C19
Drainage Maintenance

No development shall take place until details of the implementation, maintenance and management of the Sustainable Drainage Scheme approved in accordance with condition C18 have been submitted to and approved by the Local Planning Authority. The scheme shall be implemented and thereafter managed and maintained in accordance with the approved details. Those details shall include:

i. a timetable for its implementation, and

ii. a management and maintenance plan for the lifetime of the development which shall include the arrangements for adoption by any public body or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme throughout its lifetime.

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

C20
Preliminary Risk Assessment/Remediation Strategy
No development approved by this planning permission shall take place until a scheme that includes the following components to deal with the risks associated with contamination of the site has been be submitted to and approved, in writing, by the Local Planning Authority: 


1.
A preliminary risk assessment which has identified: 

· all previous uses 

· potential contaminants associated with those uses 

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

· potentially unacceptable risks arising from contamination at the site 


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


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


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

The scheme shall be implemented as approved.

Reason: This is a pre commencement condition to protect sensitive groundwater supplies and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 

C21
Verification Report

No occupation of any part of the permitted development shall take place until a verification report demonstrating completion of works set out in the approved remediation strategy and the effectiveness of the remediation shall be submitted to and approved, in writing, by the Local Planning Authority. The report shall include results of sampling and monitoring carried out in accordance with the approved verification plan to demonstrate that the site remediation criteria have been met. 


Reason: To protect sensitive groundwater supplies and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 

C22
Long Term Monitoring & Maintenance Plan

No development should take place until a long-term monitoring and maintenance plan in respect of contamination including a timetable of monitoring and submission of reports to the Local Planning Authority, shall be submitted to and approved in writing by the Local Planning Authority. Reports as specified in the approved plan, including details of any necessary contingency action arising from the monitoring, shall be submitted to and approved in writing by the Local Planning Authority. Any necessary contingency measures shall be carried out in accordance with the details in the approved reports. On completion of the monitoring specified in the plan a final report demonstrating that all long-term remediation works have been carried out and confirming that remedial targets have been achieved shall be submitted to and approved in writing by the Local Planning Authority. 


Reason: This is a pre commencement condition to protect groundwater from pollution and/or further deterioration and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).

C23
Contamination not previously identified


If, during development, contamination not previously identified is found to be present at the site then no further development shall be carried out until the developer has submitted a remediation strategy to the Local Planning Authority detailing how this unsuspected contamination shall be dealt with and obtained written approval from the Local Planning Authority. The remediation strategy shall be implemented as approved. 


Reason: To protect sensitive groundwater supplies and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 

C24
Infiltration of Surface Water Drainage

No infiltration of surface water drainage into the ground at this site is permitted other than with the express written consent of the Local Planning Authority, which may be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk to controlled waters. The development shall be carried out in accordance with the approved details. 


Reason: To protect sensitive groundwater supplies and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 

C25
Piling

Piling or any other foundation designs using penetrative methods shall not be permitted other than with the express written consent of the Local Planning Authority, which may be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk to groundwater. The development shall be carried out in accordance with the approved details. 


Reason: To protect sensitive groundwater supplies and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 

C26
Fire Hydrants

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


Reason: To ensure prior to the commencement of development that there is adequate capacity for fire hydrants to be provided.  If there is insufficient capacity, the development would be unacceptable as it would fail to meet the requirements of Policies CP1 and CP8 of the Core Strategy (adopted October 2011).

C27
Site Waste Management Plan 


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


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

C28
Energy Saving Measures
The development shall not be occupied until the energy saving and renewable energy measures detailed within the C-PLAN assessment approved as part of application 16/1398/FUL are incorporated into the approved development.


Reason: To ensure that the development meets the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM4 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and to ensure that the development makes as full a contribution to sustainable development as possible.

C29
Rooflights Cill Height


The flank rooflights hereby permitted shall be positioned at a minimum internal cill height of 1.7m above the internal floor level.


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

C30
Construction Traffic Management Plan

No development shall take place, including any works of demolition, until a Construction Method Statement has been submitted to and approved in writing by the Local Planning Authority. The Statement shall provide for:


a. Construction vehicle numbers, type, routing; 


b. Traffic management requirements; 


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


d. Siting and details of wheel washing facilities; 


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


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


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


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


The approved Construction Method Statement shall be adhered to throughout the construction period.


Reason: This is a pre commencement condition in the interests of highway safety and convenience in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM10 of the Development Management Policies LDD (adopted July 2013).

C31
Swept Path Assessments
Prior to commencement of development, swept path assessments for the proposed parking area that demonstrate that the proposed design is safe and suitable for the development shall be submitted to and approved in writing by the Local Planning Authority.  The swept paths should be carried out utilising a large car (i.e. Land Rover) for the car park to demonstrate that the parking is safe and suitable for the proposed use.  The development shall be carried out in accordance with the approved details.  

Reason: This is a pre commencement condition in the interests of highway safety in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM10 of the Development Management Policies LDD (adopted July 2013).

C32
Safety Audits
Prior to the commencement of the development hereby permitted a Stage 1 Road Safety Audit, for the proposed highway improvements and access junction shall be completed and submitted for approval by the Highway Authority. The development shall be carried out in accordance with the approved details.

Reason: This is a pre commencement condition in the interests of highway safety in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM10 of the Development Management Policies LDD (adopted July 2013).

C33
Cycle Store Provision


No building shall be occupied until space for parking 36 bicycles has been provided in accordance with the approved drawings.  The bicycle parking shall be permanently retained thereafter.

Reason: In order to ensure bicycle parking facilities are provided and to encourage use of sustainable modes of travel in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C34
Plant Noise


Prior to above ground works in relation to the construction of the approved cycle store/plant building, further details, including details of the nature of the plant proposed and any noise attenuation measures to be installed to ensure a combined level that is at least 5dB lower than the existing daytime and night background noise levels shall be submitted to and approved in writing by the Local Planning Authority.  The cycle store/plant building shall be erected and maintained in accordance with the approved details.

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

Informatives:


I1
General Advice:



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



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



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



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



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



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

I2
Control of Pollution Act:



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


I3
Positive & Proactive Statement:



The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The scheme results in a form of development that maintains/improves the economic, social and environmental conditions of the District.


I4
Environment Agency – Advice to Applicant:



Follow the risk management framework provided in CLR11, Model Procedures for the Management of Land Contamination, when dealing with land affected by contamination. 

Refer to the Environment Agency Guiding Principles for Land Contamination for the type of information that we require in order to assess risks to controlled waters from the site. The Local Authority can advise on risk to other receptors, such as human health. 

Refer to the ‘Land contamination: technical guidance’ pages on GOV.UK for more information.
We expect the site investigations to be carried out in accordance with best practice guidance for site investigations on land affected by land contamination, for example British Standards when investigating potentially contaminated sites and groundwater, and references within these documents: 

• BS 5930: 1999 A2:2010 Code of practice for site investigations 

• BS 10175:2011 Code of practice for investigation of potentially contaminated sites 

• BS ISO 5667-22:2010 Water quality. Sampling. Guidance on the design and installation of groundwater monitoring points 

• BS ISO 5667-11:2009 Water quality. Sampling. Guidance on sampling of groundwaters (note: a minimum of 3 groundwater monitoring boreholes are required to establish the groundwater levels, flow patterns and groundwater quality.)
Use MCERTS accredited methods for testing contaminated soils at the site. 

Detailed Quantitative Risk Assessment (DQRA) for controlled waters using the results of the site investigations with consideration of the hydrogeology of the site and the degree of any existing groundwater and surface water pollution should be carried out. 

In the absence of any applicable on-site data, a range of values should be used to calculate the sensitivity of the input parameter on the outcome of the risk assessment.
Groundwater protection: principles and practice (GP3) (version 1.1 August 2013) provides further guidance on setting compliance points in DQRAs. Where groundwater has been impacted by contamination on site, the default compliance point for both Principal and Secondary aquifers is 50m. 

The verification plan should include proposals for a groundwater-monitoring programme to encompass regular monitoring for a period before, during and after ground works. For example, monthly monitoring before, during and for at least the first quarter after completion of ground works, and then quarterly for the remaining 9-month period.
Under the terms of the Water Resources Act 1991, and the Thames Region Land Drainage Byelaws 1981, the prior written consent of the Environment Agency is required for any proposed works or structures, in, under, over or within eight metres of the Chess Wall, designated as a flood defence. This consent is separate to and in addition to any planning permission granted. Please note it can take up to 2 months to grant consent from an application being received. Application forms and guidance are available on the GOV.UK website: https://www.gov.uk/government/publications/flood-defence-consent-england-and-wales.
 


I5
HCC (Lead Local Flood Authority) – Advice to Applicant:

We note that parts of the site lie within flood zone 2 and 3. The applicant will need to contact the Environment Agency to obtain any requirements they may have in relation to fluvial flood risk.

The use of a pumping station has been proposed, the LPA will need to be satisfied that it will be maintained and managed for the lifetime of the development.

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

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


I6
Hertfordshire Highways – Advice to Applicant:

Construction standards for new/ amended vehicle access: Where works are required within the public highway to facilitate the new or amended vehicular access, the Highway Authority require the construction of such works to be undertaken to their satisfaction and specification, and by a contractor who is authorised to work in the public highway. If any of the works associated with the constructed of the access affects or requires the removal and/or the relocation of any equipment, apparatus or structures (e.g. street name plates, bus stop signs or shelters, statutory authority equipment etc.) the applicant will be required to bear the cost of such removal or alteration. Before works commence the applicant will need to apply to the Highway Authority to obtain their permission and requirements. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 03001234047. 

Storage of materials: The applicant is advised that the storage of materials associated with the construction of this development should be provided within the site on land which is not public highway, and the use of such areas must not interfere with the public highway. If this is not possible, authorisation should be sought from the Highway Authority before construction works commence. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

It is an offence under section 137 of the Highways Act 1980 for any person, without lawful authority or excuse, in any way to willfully obstruct the free passage along a highway or public right of way. If this development is likely to result in the public highway or public right of way network becoming routinely blocked (fully or partly) the applicant must contact the Highway Authority to obtain their permission and requirements before construction works commence. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047. 


I7
National Grid: 



Due to the presence of National Grid apparatus in proximity to the application site, the Applicant should contact National Grid before any works are carried out to ensure National Grid apparatus is not affected by any of the proposed works. Further 'Essential Guidance' can be found on the National Grid website at www.nationalgrid.com or by contacting National Grid on 0800688588.


I8
Secured By Design: 

The applicant is advised that as of 1 October 2015, Approved Document Q (ADQ) has come in that requires under Building Regulations dwellings are built to “Prevent Unauthorised Access”.  This applies to any “dwelling and any part of a building from which access can be gained to a flat within the building”.  Performance requirements apply to easily accessible doors and windows that provide access in any of the following circumstances:
a. Into a dwelling from outside

b. Into parts of a building containing flats from outside

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

Achieving the Secured by Design award meets the requirements of Approved Document Q (ADQ).
P  C113/16
16/2683/FUL - Demolition of Public House and erection of one three-storey and one two-storey residential block, comprising a total of 33 flats with associated parking and landscaping, at THE GRAPEVINE PUBLIC HOUSE, PRESTWICK ROAD, SOUTH OXHEY, WD19 6XY, for Watford Community Housing Trust

The Planning Officer reported that a further letter of objection has been received from a previous objector, reiterating concerns that electricity supplies would not be able to cope with further development in the area; however the developer would need to reach agreement with National Grid as to provision for the development.
In accordance with Council Procedure Rule 35 (B), Mr Gareth Lewis, who had registered to speak in favour of the application, waived his right to speak.

Councillor Stephen King, seconded by Councillor Alex Hayward, moved the recommendation in the report.

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

RESOLVED:


That PLANNING PERMISSION BE GRANTED subject to the following conditions:

C1
Time Limit

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


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

C2
Plans


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

C3
Materials


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


Reason: To prevent the building being constructed in inappropriate materials in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C4
Access Design


The development shall not begin until additional details identifying the closure of the existing access arrangements and the proposed access arrangements onto Heysham Drive (including appropriate standards of visibility from the site) have been submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with the approved details prior to occupation of any part of the development hereby permitted.

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

C5
Transport Statement

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


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

C6
Construction Management


The development shall not commence until full details of all proposed construction vehicle access, movements, parking arrangements and facilities to control dust and mud from the site have been submitted to and approved in writing by the Local Planning Authority. The relevant details should be submitted in the form of a Construction Management Plan and the approved details shall be implemented throughout the construction programme. 


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

C7
Piling

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

Reason: To protect underground sewerage utility infrastructure and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).

C8
Refuse and recycling - Details

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


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

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

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

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

C10

Tree Protection Scheme – Details

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

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

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

C11
Affordable Housing - Details

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

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

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

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

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

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

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


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


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


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

C13
Fire Hydrants


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


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

C14
Sustainability

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


Reason: This condition is a pre commencement condition in order to ensure that the development will meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM4 of the Development Management Policies LDD (adopted July 2013) and to make as full a contribution to sustainable development principles as possible.
C15
Emergence Surveys

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

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

1. Providing attenuation of 157.3 m3 to ensure no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change event. 

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

The mitigation measures shall be fully implemented prior to occupation and subsequently in accordance with the timing / phasing arrangements embodied within the scheme.
Reason: To prevent pollution of the water environment and provide a sustainable system of water drainage and management to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).

C17
Drainage Scheme - Details

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

The scheme should include:

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

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

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


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

C18
SuDS Maintenance

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


i. a timetable for its implementation, and


ii. a management and maintenance plan for the lifetime of the development which shall include the arrangements for adoption by any public body or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme throughout its lifetime.


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

Reason: To prevent pollution of the water environment and provide a sustainable system of water drainage and management to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).
C19
Car Parking Management Plan
A parking management plan, including details of the allocation of vehicle parking spaces and cycle storage spaces within the development; management and allocation of disabled parking spaces; and long term management responsibilities and maintenance schedules for all communal parking areas, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development hereby permitted.  The parking management plan shall be carried out in accordance with the approved details.

Reason: To ensure that adequate off-street parking and maneuvering space is provided within the development so as to not prejudice the free flow of traffic and in the interests of highway safety on neighbouring highways in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).
C20

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

Reason: In order to ensure that the approved landscaping is satisfactorily maintained, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C21
Obscure Glazing

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

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


Informatives

I1
 ASK   \* MERGEFORMAT General Advice:

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


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


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


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


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


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


I2
 ASK   \* MERGEFORMAT Construction Hours:

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


I3
 ASK   \* MERGEFORMAT Positive & Proactive:

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


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


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

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


I6
 ASK   \* MERGEFORMAT HCC – Advisory notes:
For further guidance on HCC’s policies on SuDS, HCC Developers Guide and Checklist and links to national policy and industry best practice guidance please refer to the surface water drainage webpage:

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

P  C114/16    APPLICATION A:



  

 ASK   \* MERGEFORMAT 
17/0046/OUT - Outline Application: Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park). Construction of replacement building to include office (Class B1) and residential use (274 apartments) with associated facilities and underground parking for 661 cars (all matters reserved)

APPLICATION B:


17/0015/OUT - Outline Application: Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park). Construction of replacement buildings to include office (Class B1) and residential use (332 apartments) with associated facilities and underground parking for 851 cars (all matters reserved)

APPLICATION C:


16/2735/OUT - Outline Application: Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park). Construction of replacement buildings to include office (Class B1) and residential use (403 apartments) with associated facilities and underground parking for 943 cars (all matters reserved)

APPLICATION D:

  

  

  

  
  16/2709/OUT - Outline Application: Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park). Construction of replacement buildings to include office (Class B1) and residential use (416 apartments) with associated facilities and underground parking for 943 cars (all matters reserved)


at SYMBIO POINT UNITS 3 & 4 WOLSEY BUSINESS PARK, TOLPITS LANE, WATFORD, RICKMANSWORTH, HERTFORDSHIRE, WD18 9BL, for RSquare Properties Ltd

The Planning Officer reported that the applicant had indicated that they would be submitting amended plans to reduce the level of parking proposed in Applications B and C, in order to overcome the highways objections.  They had also been speaking directly with Hertfordshire Highways in relation to their comments.  No amended plans had been received by the LPA to date.  However, such amendments would be material, altering the development description and nature of the development.  In addition, whilst comments regarding reducing the level of parking proposed in these two applications were noted, as set out in the committee report, the site was not sustainably located and it had not been demonstrated that it could be made sustainable.  It was not considered that a reduction in the level of car parking proposed would overcome the in-principle concerns regarding the location to address reason for refusal 2 in either application B or C.

The Committee report noted at paragraph 3.29 on page 185 of the report that the applicant had submitted written responses to consultee comments.  Further responses from the applicant had been received since the publication of the Committee agenda, however, these were not considered to alter the recommendations set out within the report presented to Members.

There was a correction at paragraph 7.11.4 on page 217 of the report.  The last line of that paragraph should refer to a shortfall of 1,393.33 square metres.


Councillor Chris Whately-Smith thanked officers for producing a very thorough report.

Councillor Phil Brading said officers had produced a very full report, which made clear the differences and similarities in the four applications. The report made the issues very clear. The reasons for refusal were very similar to the reasons for refusal of the application from the same applicant, considered at the Committee in February 2017.


Councillor Phil Brading said the location for the proposed developments was very unsustainable and access to the nearest communities was extremely poor. To reach the nearest railway station, residents would have to walk across a Site of Special Scientific Interest, which would not be lit, or have the access maintained. 


Councillor Phil Brading, seconded by Councillor Debbie Morris, moved refusal of Application A, Application B, Application C and Application D, for the reasons set out in the report. 

In accordance with Council Procedure Rule 35 (B), Mr Philip Chapper spoke against all four applications.

Application A

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

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

Application C

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

Application D

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


RESOLVED:


That PLANNING PERMISSION 17/0046/OUT (APPLICATION A) BE REFUSED for the following reasons:


Reasons for Refusal:–


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


R2
The site is remotely located with regard to services and access and is not within an existing sustainable location and it has not been demonstrated that the location could be made sustainable.  The proposed development would encourage high dependence on use of the private car.  The NPPF seeks to ensure that patterns of growth make the fullest possible use of public transport and that developments that generate significant movement are located where the use of sustainable transport modes can be maximised.  The proposal is contrary to these strategic aims which seek to achieve a sustainable pattern of development and would undermine the Spatial Strategy of the Core Strategy.  The development would accordingly fail to comply with Policies CP1, CP2, CP10 and CP12 of the Core Strategy (adopted October 2011) and the NPPF.


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


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


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


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

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


Informatives 


I1
 ASK   \* MERGEFORMAT In line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015, the Local Planning Authority has considered, in a positive and proactive manner, whether the planning objections to this proposal could be satisfactorily resolved within the statutory period for determining the application. Whilst the applicant and the Local Planning Authority have engaged in pre-application discussions regarding the development of the site and further information has been submitted through the course of the application, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.


That PLANNING PERMISSION 17/0015/OUT (APPLICATION B) BE REFUSED for the following reasons:


Reasons for Refusal:–


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


R2
The site is remotely located with regard to services and access and is not within an existing sustainable location and it has not been demonstrated that the location could be made sustainable.  There is also high dependence on the private car evidenced by the overprovision of car parking spaces.   The NPPF seeks to ensure that patterns of growth make the fullest possible use of public transport and that developments that generate significant movement are located where the use of sustainable transport modes can be maximised.  The proposal is contrary to these strategic aims which seek to achieve a sustainable pattern of development and would undermine the Spatial Strategy of the Core Strategy.  The development would accordingly fail to comply with Policies CP1, CP2, CP10 and CP12 of the Core Strategy (adopted October 2011) and the NPPF.


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


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


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


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

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


Informatives 


I1
 ASK   \* MERGEFORMAT In line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015, the Local Planning Authority has considered, in a positive and proactive manner, whether the planning objections to this proposal could be satisfactorily resolved within the statutory period for determining the application. Whilst the applicant and the Local Planning Authority have engaged in pre-application discussions regarding the development of the site and further information has been submitted through the course of the application, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.


That PLANNING PERMISSION 16/2735/OUT (APPLICATION C) BE REFUSED for the following reasons:


Reasons for Refusal:–


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


R2
The site is remotely located with regard to services and access and is not within an existing sustainable location and it has not been demonstrated that the location could be made sustainable.  There is also high dependence on the private car evidenced by the overprovision of car parking spaces.   The NPPF seeks to ensure that patterns of growth make the fullest possible use of public transport and that developments that generate significant movement are located where the use of sustainable transport modes can be maximised.  The proposal is contrary to these strategic aims which seek to achieve a sustainable pattern of development and would undermine the Spatial Strategy of the Core Strategy.  The development would accordingly fail to comply with Policies CP1, CP2, CP10 and CP12 of the Core Strategy (adopted October 2011) and the NPPF.


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


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


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


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

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


Informatives 


I1
 ASK   \* MERGEFORMAT In line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015, the Local Planning Authority has considered, in a positive and proactive manner, whether the planning objections to this proposal could be satisfactorily resolved within the statutory period for determining the application. Whilst the applicant and the Local Planning Authority have engaged in pre-application discussions regarding the development of the site and further information has been submitted through the course of the application, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.

That PLANNING PERMISSION 16/2709/OUT (APPLICATION D) BE REFUSED for the following reasons:


Reasons for Refusal:–


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


R2
The site is remotely located with regard to services and access and is not within an existing sustainable location and it has not been demonstrated that the location could be made sustainable.  There is also high dependence on the private car. The NPPF seeks to ensure that patterns of growth make the fullest possible use of public transport and that developments that generate significant movement are located where the use of sustainable transport modes can be maximised.  The proposal is contrary to these strategic aims which seek to achieve a sustainable pattern of development and would undermine the Spatial Strategy of the Core Strategy.  The development would accordingly fail to comply with Policies CP1, CP2, CP10 and CP12 of the Core Strategy (adopted October 2011) and the NPPF.


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


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


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


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

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


Informatives 


I1
 ASK   \* MERGEFORMAT In line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015, the Local Planning Authority has considered, in a positive and proactive manner, whether the planning objections to this proposal could be satisfactorily resolved within the statutory period for determining the application. Whilst the applicant and the Local Planning Authority have engaged in pre-application discussions regarding the development of the site and further information has been submitted through the course of the application, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.
P  C115/16
16/2753/FUL – Demolition of existing bungalow and construction of two pairs of semi-detached dwellings including accommodation in roofspace and ancillary works including alterations to land levels and associated parking and landscaping at HARADWAITH, HOMEFIELD ROAD, CHORLEYWOOD, HERTS, WD3 5QJ for Mr Ford    
The Planning Officer reported that a revised plan had been received indicating that Plots 1 and 4 could both accommodate three cars.  If deemed acceptable, Condition 3 on Page 327 would need to be updated to include the amended plan. 

Councillor Alex Hayward asked about the marking of the two parking spaces on the layby. The Planning Officer said these would not be marked out. 

Councillor Peter Getkahn asked that an informative be added that the spaces be allocated to that house. 
In accordance with Council Procedure Rule 35 (B), Mr Nigel Challis spoke against the application and Mr Tom Finch spoke in favour of the application.
Councillor Alex Hayward said the application site was in a unique road. There would be significant intensification of housing, which would significantly affect the traffic in the road. It was not clear how the two extra parking spaces would be fitted in, and there was likely to be blocking in of cars. The Planning Officer said the officer recommendation did not rely on the layby in terms of parking. Blocking was possible, but this was not unusual between neighbours. 

Councillor Alex Hayward said that on the site visit they had observed how tight the parking was on that road. The parking requirements were supposedly now met, but this was not the only consideration. 
Councillor Alex Hayward moved refusal, due to the intensification of housing which would occur and the traffic resulting from that.

Councillor Chris Lloyd said he was sympathetic to the issues raised but the issue re cars was not unique to this application. The extra two spaces made a difference to the application.

Councillor Phil Brading said he had some sympathy with Councillor Hayward’s position. On the site visit the narrowness of the road and the proximity of the ancient hedgerow had been clear. He did not want to see parking encroachment, and this was an over-development.

In comparison to the existing cottage, the houses proposed would have a very high ridge line, and would be very intensive. 
Councillor Chris Lloyd, seconded by Councillor Chris Whately-Smith, moved the recommendation in the report, with the amendment that Conditions C2 and C13 be updated to refer to the amended plan in relation to parking provision.

Upon being put to the Committee, the motion was declared CARRIED the voting being 3 For, 2 Against and 4 Abstentions.

RESOLVED:


That PLANNING PERMISSION BE GRANTED subject to the following conditions: -
C1
The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

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

C2
The development hereby permitted shall be carried out in accordance with the following approved plans: 1247/P2/1C, 1247/P2/2B, 1247/P2/3, 1247/P2/4B, 1247/P2/5, 1247/P2/6, 1247/P2/7, 1247/P2/8A, 1247/P2/9A.
Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities of the locality and residential amenity of neighbouring occupiers, in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM6, DM8, DM10 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013), Policy SA1 of the Site Allocations LDD (adopted November 2014) and the Chorleywood Common Conservation Area Appraisal (adopted February 2010).
C3
Prior to commencement of the development hereby permitted, an Energy Statement demonstrating energy saving measures for the development to achieve 5% less carbon dioxide emissions than Building Regulations Part L requirements (2013) and details and plans of any proposed renewable energy technologies shall be submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to occupation of the development and permanently maintained thereafter.

Reason: This condition is a pre commencement condition in the interests of amenity and in order to ensure that the development will meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3, DM4 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and to make as full a contribution to sustainable development principles as possible.
C4
Prior to the commencement of the development hereby permitted, plans showing the existing and proposed ground levels, the slab level of the proposed buildings(s) and slab level of the adjacent buildings shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with the approved details.

Reason: This is a pre commencement condition to ensure that the proposed development is built to the heights relative to adjoining properties as shown on the approved drawings, or lower, in the interests of visual amenity and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C5
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained.

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

Reason: This is a pre-commencement condition to protect the visual amenities of the trees, area and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM3 and DM6 of the Development Management Policies LDD (adopted July 2013).

C6
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.  These details should include the protection of the trees and hedges to the north west side of Homefield Road. 

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

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


C7
Before any building operations above ground level hereby permitted are commenced, samples and details of the proposed external materials shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.

Reason: To prevent the buildings being constructed in inappropriate materials in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C8
All proposed construction vehicle access, movements, parking arrangements and wheel washing facilities shall be carried out in accordance with the approved details as shown on Plan 1247/P2/9A.  All construction works should enter Homefield Road via the access along Orchard Drive.  
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).


C9
Immediately following the implementation of this permission, notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) no development within the following Classes of Schedule 2 of the Order shall take place.




Part 1




Class A – enlargement, improvement or other alteration to the dwelling




Class B – addition or alteration to the roof




Class C – any other alteration to the roof




Class E – buildings incidental to the enjoyment of a dwellinghouse

No development of any of the above classes shall be constructed or placed on any part of the land subject of this permission.

Reason: To ensure adequate planning control over further development having regard to the limitations of the site and neighbouring properties and in the interests of the visual amenities of the site and the area in general, in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).

C10
The parking hereby permitted, including the garages, shall be kept available for the parking of motor vehicles at all times. The parking shall be used solely for the benefit of the occupants of the dwelling of which it forms part and their visitors and for no other purpose and permanently retained as such thereafter.

Reason: In the interests of visual amenities of the area and to ensure that on-site car parking provision is maintained to avoid the standing of vehicles on the adjoining highway to the detriment of safety and the free flow of traffic thereon and in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).
C11
Before the first occupation of the development hereby permitted the window(s) the first floor windows in the flank elevations of the dwelling shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed.  The window(s) shall be permanently retained in that condition thereafter.

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

C12
Before the first occupation of the dwelling on Plot 4 hereby permitted the ground floor windows in the south flank elevation of this dwelling shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed.  The window(s) shall be permanently retained in that condition thereafter.

Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C13
The boundary treatment as show on Plan 1247/P2/1C shall be erected prior to occupation in accordance with the approved details and shall be permanently maintained as such thereafter. 

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

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

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

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

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

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

Where possible, energy saving and water harvesting measures should be incorporated. Information on this is also available from the Council's Building Control section. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.
I2
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.

I3
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The development maintains/improves the economic, social and environmental conditions of the District.
I4
It is the responsibility of a developer to make provision for drainage to ground, water courses or a suitable sewer.  In respect of surface water it is recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving public network through on or off site storage.  When it is proposed to connect to a combined public sewer, the site drainage should be separate and combined at the final manhole nearest the boundary.  Connections are not permitted for the removal of groundwater.  Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. They can be contacted on 0800 009 3921.

I5
The applicant is reminded that, under the Wildlife and Countryside Act 1981, as amended (section 1), it is an offence to remove, damage, or destroy the nest of any wild bird while that nest is in use or being built. Planning consent for a development does not provide a defence against prosecution under this act.

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

I6
Bats are protected under domestic and European legislation where, in summary, it is an offence to deliberately capture, injure or kill a bat, intentionally or recklessly disturb a bat in a roost or deliberately disturb a bat in a way that would impair its ability to survive, breed or rear young, hibernate or migrate, or significantly affect its local distribution or abundance; damage or destroy a bat roost; possess or advertise/sell/exchange a bat; and intentionally or recklessly obstruct access to a bat roost.

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

The UK Bat Helpline: 0845 1300 228

Natural England: 0300 060 3900

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

or an appropriately qualified and experienced ecologist.

(As an alternative to proceeding with caution, the applicant may wish to commission an ecological consultant before works start to determine whether or not bats are present. A list of bat consultants can be obtained from Hertfordshire Ecology on 01992 555220).
I7
The area of grass around the proposed development site should be mown/strimmed as short as possible before and during construction to ensure it remains/becomes unfavourable for great crested newts and reptiles;

Stored materials (that might act as temporary resting places) should be raised off the ground e.g. on pallets or batons; and any rubbish is cleared away to minimise the risk of great crested newts or reptiles using the piles for shelter;

Trenches or excavations should be backfilled before nightfall or a ramp left to allow great crested newts or reptiles to escape;

Building work should (ideally) be carried out during April-June, when great crested newts are more likely to be found in ponds and less likely to be found on site;

If great crested newts or reptiles are found, work must stop immediately and ecological advice taken on how to proceed lawfully from Natural England (0300 060 3900) or an ecological consultant.
I8
When designing the hard and soft landscaping scheme for submission to the Local Planning Authority for approval reference should be made to the Landscape Officer’s comments received in relation to the application.
P  C116/16
17/0047/FUL - Demolition of garages and erection of 2 detached houses, addition of 2 flats to the top floor of the existing flat block and refurbishment of the existing flat block with associated works to landscape, access, parking and service arrangements at THE LIMES, 9 EASTBURY AVENUE, NORTHWOOD, HA6 3LB for Mrs Keegan
The Planning Officer reported the Landscape Officer had no objection, subject to conditions as suggested at paragraph 7.5 of the report.

There was a typo in Table 1 on page 354. The bottom row, penultimate column comparing the application to 14/2269/FUL should read -0.1m not -1.1m.

Amended plans had also now been submitted which omitted the rooflight previously proposed to serve the storage space to the dwelling on Plot 1. Conditions 2, in relation to the plan numbers on page 362, and 8 in relation to rooflights on page 363, should be amended to reflect these plans.
In accordance with Council Procedure Rule 35 (B), Ms Fiona Denman spoke against the application and Mr Gareth Hunt spoke in favour of the application.

The Planning Officer clarified that the right to light came under separate legislation and was separate to the planning process. During the appeal on the initial application, the Inspector had not raised any issues regarding light impacts through the development of The Limes or Plot 2.

Councillor Debbie Morris said the two previous applications had been refused due to the adverse harm to 1 Holbein Gate. It was necessary to consider whether that harm now been negated (not just reduced). The four rooms in 1 Holbein Gate would face the wall of the property on Plot 1. 


She said the separation distances were not clear – both 13.4m at ground-floor level and 14.9m at first-floor level were referred to in the report. The Planning Officer said the figures depended on where the measurements were taken, depending on ground or first floor levels of the dwellings. 


Councillor Debbie Morris said the Council’s policies CP12 and DM1 required development to protect residential amenity in entirety. A housing development should not result in any loss of amenity.


Councillor Debbie Morris moved refusal, due to the detrimental impact on the amenity of 1 Holbein Gate, for the reasons set out in paragraph 7.3.26. 


Councillor Chris Lloyd asked the Planning Officer to respond to the issues raised by the first speaker, and also to state whether there were any points remaining which had previously been upheld in the appeal.


The Planning Officer said the following:

· In regard to the impact on neighbours, during the previous appeal, no harm had been identified to 9a Eastbury Avenue. The concern in regard to the character of the area had also not been upheld at appeal.
· The appeal on the first scheme had found the development dominant and overbearing to 1 Holbein Gate. The current application had made significant reductions on that initial scheme, and officers believed that the previous issues had now been overcome. The ground floor siting had not changed but the first floor siting, depth and height had changed. A living screen was now proposed to soften the impact. 
Councillor Peter Getkahn, seconded by Councillor Phil Brading, moved the recommendation in the report, with the amendments recommended by the Planning Officer and with the amendment that Condition C20 to be updated to refer to no construction parking to take place on Holbein Gate/Eastglade and to require hoarding including to 1 and 2 Holbein Gate and 3 Eastglade during building work.

Informative 2 to be updated to request no working at all outside of 0800-1800 Monday to Friday and 0900-1300 Saturdays.
The exact wording to be circulated to Members prior to the decision being issued.

On being put to the Committee the motion was declared CARRIED the voting being 6 For, 1 Against and 2 Abstentions. 

RESOLVED:


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


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



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


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



17899/1, 17899/2, 17899/3, 17899/4, 17899/5, 17899/6, 17899/7, 4671/PL/LP, 4671/PL/001 Rev A, 4671/PL/002 Rev A, 4671/PL/01, 4671/PL/02, 4671/PL/04 Rev 4671/PL/06 Rev B, 4671/PL/07 Rev E, 4671/PL/08 Rev B, 4671/PL/011 Rev B, 4671/PL/012 Rev B and 4671/PL/013 Rev A.


Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies PSP3, CP1, CP2, CP3, CP4, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM4, DM6, DM8, DM9, DM10, DM11, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013). 


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


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

C4
Before the first occupation of the extension to The Limes hereby permitted, the second floor windows serving bathrooms in the east flank elevation of The Limes shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the rooms in which the windows are installed. The windows shall be permanently retained in that condition thereafter.

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

C5
Before the first occupation of the extension to The Limes hereby permitted, the second floor window serving a bedroom in the east flank elevation of The Limes shall have a cill height of at least 1.7m above the floor level of the room in which the window is installed. The window shall be permanently retained in that condition thereafter.

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

C6
The flat roof area to the east of the second floor of The Limes shall not at any time be used as a balcony or terrace.

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

C7
Before the first occupation of the detached dwellings hereby permitted, the first floor windows in the flank elevations of the detached dwellings at the north of the site shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the rooms in which the windows are installed. The windows shall be permanently retained in that condition thereafter.

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

C8
Before the first occupation of the detached dwelling hereby permitted, the rooflights in the flank roofslopes of the detached dwelling on plot 2 at the north of the site shall have a cill height of at least 1.7m above the floor level of the rooms in which the rooflights are installed. The rooflights shall be permanently retained in that condition thereafter.
Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C9
The development shall not be occupied until there has been submitted to and approved in writing by the Local Planning Authority a plan indicating the positions, design, materials and type of boundary treatment to be erected, including the living wall to the west flank of Plot 1. The boundary treatment shall be erected prior to occupation and maintained in accordance with the approved details. 

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

C10
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.

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

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

C11
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.

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

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

C12
Notwithstanding the details on the approved plans, no development of the proposed bin store to The Limes shall take place until details including the siting, size and appearance of refuse and recycling facilities on the premises have been submitted to and approved in writing. The development shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter. 

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

C13
The parking and turning spaces shall be constructed in accordance with the approved plans prior to the first occupation of any part of the development hereby permitted. The parking and turning spaces shall thereafter be kept permanently available for the use of residents and visitors to the site.

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

C14
Immediately following the implementation of this permission, notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) no development within the following Classes of Schedule 2 of the Order shall take place.

Part 1

Class A - enlargement, improvement or other alteration to the dwelling

Class B - enlargement consisting of an addition to the roof

Class C - alteration to the roof

Class E - provision of any building or enclosure

Class F - any hard surface

Part 2

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

No development of any of the above classes shall be constructed or placed on any part of the land subject of this permission.

Reason: To ensure adequate planning control over further development having regard to the limitations of the site and neighbouring properties and in the interests of the visual amenities of the site and the area in general, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C15
Notwithstanding the provisions of the Town and Country (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) the garages of the detached dwellings hereby permitted shall be retained primarily for the garaging of private motor vehicles. No alterations shall be carried out to the garages such as to prevent their use for garaging private motor vehicles.

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

C16
The development shall not be occupied until the energy saving measures detailed within the Energy Statement are incorporated into the approved development. 

Reason: To ensure that the development meets the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM4 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and to ensure that the development makes as full a contribution to sustainable development as possible.

C17
The development shall not begin until details of the proposed accesses onto Eastbury Avenue and Holbein Gate (including the proposed highway boundary detail on Holbein Gate) have been submitted to and approved in writing by the Local Planning Authority. 


The approved details shall be implemented prior to first occupation of the development and permanently maintained thereafter.

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

C18
The development shall not begin until details of the proposed tree retention measures and replacement planting within the vicinity of the highway access from Holbein Gate have been submitted to and approved in writing by the Local Planning Authority.


The approved details shall be carried out and completed prior to the first occupation of the development hereby permitted. 

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

C19
The development shall not begin until details of the disposal of surface water from the proposed driveway areas (accessed from Eastbury Avenue and Holbein Gate) have been submitted to and approved in writing by the Local Planning Authority. 


The approved details shall be carried out and completed prior to the first occupation of the development hereby permitted. 

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

C20
The development shall not begin until full details of all proposed vehicle access, movements, parking arrangements and wheel washing facilities proposed during the construction period have been submitted to and approved in writing by the Local Planning Authority.


Details should be submitted in the form of a Construction Management Plan and Method Statement and this should confirm that the existing vehicular access from Eastbury Avenue will be utilized for the large majority of construction vehicle movements including contractors to and from the highway and that construction parking including contractors will not take place on the highways of Holbein Gate and Eastglade.


The Method Statement shall also include details of hours of working and construction fencing to be erected along the site boundaries, including to 1 and 2 Holbein Gate and 3 Eastglade, to protect neighbouring amenity. The fencing shall be undertaken in accordance with the approved scheme prior to the commencement of development and maintained throughout the construction period and removed prior to first occupation of the development hereby permitted.

The approved Construction Management Plan and Method Statement shall be adhered to throughout the construction period.
Reason: This is a pre commencement condition in order to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

C21
Should they be required, detailed proposals for fire hydrants serving the development as incorporated into the provision of the mains water services for the development, whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of development. The development shall thereafter be implemented in accordance with the approved details prior to occupation of any building forming part of the development.


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


Informatives:


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



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


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


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


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


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

I2
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays. Additionally it  is requested that as part of the Construction Management Plan and Method Statement to be submitted at Condition 20, all construction work is restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.

I3
The applicant is advised that 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 telephone on 0300 1234047.

I4
The applicant is advised that storage of materials associated with the development should take place within the site and not extend into the public highway without authorisation from the highway authority, Hertfordshire County Council. If necessary, further details can be obtained from the County Council Highways via either the website http://www.hertfordshire.gov.uk/services/transtreets/highways/ or by telephone on 0300 1234047.

I5
Bats are protected under domestic and European legislation where, in summary, it is an offence to deliberately capture, injure or kill a bat, intentionally or recklessly disturb a bat in a roost or deliberately disturb a bat in a way that would impair its ability to survive, breed or rear young, hibernate or migrate, or significantly affect its local distribution or abundance; damage or destroy a bat roost; possess or advertise/sell/exchange a bat; and intentionally or recklessly obstruct access to a bat roost.


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




The UK Bat Helpline: 0845 1300 228



Natural England: 0300 060 3900



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


or an appropriately qualified and experienced ecologist.


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

I6
The removal or severe pruning of trees & shrubs should be avoided during the bird breeding season (March to August inclusive [Natural England]) to protect breeding birds, their nests, eggs and young. If this is not possible then a search of the area should be made at least 24 hours prior to any habitat clearance by a suitably experienced Ecologist and if active nests are found, then clearance must be delayed until the last chick has fledged. 

I7
Any new trees and shrubs should be predominantly native species, particularly those that bear blossom, fruit (berries) and nectar to support local wildlife; and night flowering plants to attract insects and increase foraging opportunities for bats. Where non-native species are used they should be beneficial to biodiversity, providing a food source or habitat for wildlife. 

I8
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.
P  C117/16
17/0048/FUL: Construction of rear canopy; removal of existing terrace and construction of replacement access steps; landscaping alterations to create level seating area and erection of boundary wall at THE CAFÉ IN THE PARK, THE AQUADROME, FROGMOOR LANE, RICKMANSWORTH for Mr & Mrs Trisk-Grove.
The Planning Officer reported that the Landscape Officer had no objection, advising that the proposed no-dig permeable grid surface would be acceptable in close proximity to trees.
Councillor Chris Whately-Smith, seconded by Councillor Alex Hayward, moved the recommendation in the report.
On being put to the Committee the motion was declared CARRIED the voting being unanimous.

RESOLVED:

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

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


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

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


2.1 no 1, 2.2 no 3 (20.02.2017), 2.3 no 1, 2.4 no 1, 3.1 no 2, 3.2 no 3,  3,3 no 3, 


       Reason: For the avoidance of doubt and in the proper interests of planning and to safeguard the visual amenity and openness of the Green Belt, in accordance with Policies PSP1, CP1, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM2, DM6, DM7, DM8, DM9, DM12, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013), and Policy SA5 of the Site Allocations LDD (adopted November 2014). 
C3
The development shall not be carried out other than in the materials as have been approved by the Local Planning Authority as stated in the application form and the ‘outdoor area redesign proposal’ document, and no external materials shall be used other than those approved.

Reason: To prevent the building being constructed in inappropriate materials in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C4
      No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.


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


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

C5
No development or other operation shall commence on site until a scheme (herein called the Approved Method Statement of Arboricultural Works Scheme) which indicates the construction methods to be used in order to ensure the retention and protection of tree, shrubs and hedges growing on or adjacent to the site has been submitted to and approved in writing by the Local Planning Authority.

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

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

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

Informatives 

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



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



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



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



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



Where possible, energy saving and water harvesting measures should be incorporated. Information on this is also available from the Council's Building Control section. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.
I2
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The development maintains/improves the economic, social and environmental conditions of the District.

I3           
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.
I4             
All works, including vehicle movements, materials and waste, must be kept strictly within the curtilage of the proposed development site or hardstanding and under no circumstances should there be any detrimental physical impact to the adjacent drain or lakes, and associated bordering vegetation (including trees). 
I5               
The removal of trees & shrubs should be avoided during the bird breeding season (March to August inclusive [Natural England]) to protect breeding birds, their nests, eggs and young. If this is not possible then a search of the area should be made at least 24 hours prior to any habitat clearance by a suitably experienced Ecologist and if active nests are found, then clearance must be delayed until the last chick has fledged. 
I6             
For reptiles, caution should be taken when moving debris piles or building materials as any sheltering animals could be impacted on. Clearance of existing vegetation should be undertaken progressively towards boundaries. 
I7            
Any external lighting scheme should be designed to minimise light spill, in particular directing light away from the boundary vegetation to ensure dark corridors remain for use by wildlife as well as directing lighting away from potential roost / nesting sites.
P  C118/16
17/0061/FUL - Temporary planning permission for 24 car parking spaces at land at Fairfield Avenue, at GRASS VERGE, FAIRFIELD AVENUE, SOUTH OXHEY, HERTFORDSHIRE, for Countryside Properties PLC


Councillor Stephen King, seconded by Councillor Chris Lloyd, moved the recommendation in the report.
On being put to the Committee the motion was declared CARRIED the voting being unanimous.


RESOLVED:

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

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



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

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



60336183_SL_001 P8



60336183_FA_001 P8



60336183-CD002 P2



11362-1001 A2



11362-1003 A2



Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies PSP2, CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM6, DM8, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA6 of the Site Allocations LDD (adopted November 2014).


C3
The limited period for the use or development hereby permitted shall be for a period of 10 years from the date of this permission; on or before the expiration of which period the use shall be discontinued, and the land restored to its former condition in accordance with a scheme of work, which shall first be submitted to and approved in writing by the Local Planning Authority.

Reason: To allow the Local Planning Authority an opportunity to assess the effect of the development hereby permitted in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).


C4
No removal of trees, hedges or scrub shall take place between 1 March and 31 August inclusive unless searched immediately beforehand and certified free of nesting birds by a qualified ecologist. 



Reason: To protect the amenities of wildlife during the primary nesting season and to meet the requirements of Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C5
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.



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



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

Informatives:


I1
General Advice:



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



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



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



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



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



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

I2
Construction Hours:



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


I3
Positive & Proactive:



The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The current application has been submitted with amendments following the withdrawal of a previous application.  The development maintains/improves the economic, social and environmental conditions of the District.


I4
Highways Advice:



The applicant is advised that a license must be obtained from the Highway Authority before any works are carried out on any land forming part of the highway. Prior to commencement of any works the applicant is advised to contact the County Council Highways via either the website http://www.hertsdirect.org/services/transtreets/highways/ or telephone 0300 1234047 to enter into the necessary agreement with the Highway Authority to enable works in the highway to proceed.

I5
National Grid:



Due to the presence of National Grid apparatus in proximity to the application site, the Applicant should contact National Grid before any works are carried out to ensure National Grid apparatus is not affected by any of the proposed works. Further 'Essential Guidance' can be found on the National Grid website at www.nationalgrid.com or by contacting National Grid on 0800688588.
P  C119/16
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


Councillor Peter Getkahn left the room during this item.

The Chairman said this was an issues report and confirmed he would allow speakers at this meeting and at the meeting when the application was determined.

The Planning Officer reported that the Conservation Officer had no objection to the application, advising that the proposal would not impact on the setting of the Conservation Area or adjacent Listed Building. 

Additional information had now been provided in response to the initial objections raised by the Environment Agency and Hertfordshire County Council Flood Risk Management, and responses on this detail were awaited from these parties.

Thirteen additional neighbour comments had been received, raising points as listed at 4.2.4 and commenting additionally that
· the roundabout was already congested;
· the CPZ was not 24 hours so there would be parking in evenings and on Sundays;
· would the Council extend the CPZ to be 24/7?;
· it was not clear whether the bar or restaurant would be open to general public – could this be conditioned?;
· There would be disruption to residents and antisocial behaviour;
· that the site was on the edge of the Conservation Area and close to St Mary’s Churchyard;
· Wrong place for hotel on busy roundabout and next to residential estate;
· Would impact on drainage systems; 
· the development would be out of character with the Georgian/Victorian town centre; and
· the building would be too tall.

Councillor Phil Brading read out the following comments from Councillor Ann Shaw, who was not able to be at the meeting:
There needed to be more attention to the following issues:

· The amount of traffic adjacent to a very busy roundabout – she did not believe that people would cycle.
· Not enough parking.
· Unavoidable traffic conflict with Travis Perkins vehicles.
· Right of way and access to the island.

Councillor Phil Brading said that his own views echoed the above. A hotel was needed in Rickmansworth, but the clientele would likely be arriving by car. More parking spaces were needed, or alternatively fewer bedrooms. 

Would the access to the island be blocked by large lorries?

Councillor Chris Whately-Smith said the hotel would be very well-used. The proposal was for 92 bedrooms but only 52 parking spaces, with no additional staff parking. He was very concerned about the significant shortfall in parking spaces. 

Councillor Debbie Morris expressed concerns about parking for the hotel, but also asked about parking on the Travis Perkins site, which was significantly inadequate – 40 spaces were needed, but only 22 were proposed. 

In regard to the size of the parking spaces, it was essential there was accommodation for vans and lorries as well as standard-sized cars. 

Councillor Chris Lloyd asked about access to the island. The Planning Officer said the proposal was that there would be new access through the site to the drawbridge and The Island. The current private right of way was a separate civil issue and not part of the planning process. 

Councillor Chris Whately-Smith said he was concerned that the road would be blocked by parking, as this type of hotel tended to have high occupancy rates. Who did the road belong to and what controls could be put on it?
Councillor Stephen King said the disabled parking bays should be adjacent to the hotel entrance. Currently they were proposed to be the other side of the access. 

Councillor Chris Lloyd said that the development site was adjacent to historic waterways, and he had concern about boundary treatment and material. The footpath round The Island was very well-used. It would also be necessary to look carefully in regard to the contamination of the water supply. 

Any timber cladding would need to be properly maintained, and repainting after a set number of years. As it was an historic site, the building material needed to be appropriate. The colour schemes should be matched with the cottages and the old pubs in the area. 

Councillor Paula Hiscocks spoke as a Ward Councillor and said the following:

· The hotel and Travis Perkins site were needed, but the current application was not the best application possible.
· Concern about the appearance of the hotel building, which did not add to the character of the area – it was too high, with too much mass and purple window reveals. On the south side there were listed Grade II buildings. Batchworth Lock House was a heritage asset.
· The hotel building would be very visible to the users of the towpath.

· There would be severe overlooking (50 windows) to the house at The Island. Policy CP12 stated that a development should not result in demonstrable harm to the amenity of neighbours.

· Concerns re: the substation and store, which would be noisy. 

· Rickmansworth was already saturated in terms of parking.

In accordance with Council Procedure Rule 35 (B), Mr Colin Begeman spoke against the application and Mr Stephen Brooker spoke in favour of the application.

Councillor Chris Lloyd, seconded by Councillor Chris Whately-Smith, moved that a site visit be held to the application site and to The Island. 
Councillor Chris Lloyd said purple was an inappropriate colour for a conservation area, and that the concerns of residents must be taken into account. 

Councillor Phil Brading said the planning permission requested was for a hotel, and that a future owner might have different plans, e.g. a larger restaurant. This needed to be taken into account in regard to the need for more parking. He urged officers to work to increase the proposed parking provision. 
Councillor Chris Whately-Smith said the parking standards for a development like this might need to be reviewed by the Council Planning Policy team.

Councillor Debbie Morris noted that the policies advised that parking standards could be adjusted, so this was in the Committee’s discretion. 

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

RESOLVED:

That a site visit be held to the application site and to The Island. 
That the Committee noted the report and made comments with regard to material planning considerations raised by the application which would then be referred to a subsequent Committee for a decision.
CHAIRMAN
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