
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 20 October 2016   from 7.33pm to 8.53pm.
Present:
Councillors Chris Whately-Smith (Chairman), Diana Barber, Phil Brading, Marilyn Butler, Peter Getkahn, Alex Hayward, David Major, Debbie Morris, Reena Ranger and Ann Shaw OBE.
Apologies for absence were received from Councillors Chris Lloyd and Stephen King.
Officers:
Joanna Bowyer, Rob Morgan, Lauren Edwards, Terence Flynn, Helen Wailling.
Also in attendance: Councillors Paula Hiscocks, Angela Killick and Roger Seabourne and Parish Councillor Owen Roe.
About 30 members of the public.

P  C59/16
MINUTES


The Minutes of the Planning Committee meeting held on 22 September 2016 were confirmed as a correct record and were signed by the Chairman.
P  C60/16
NOTICE OF OTHER BUSINESS

There was none.
Item 10 – 16/1523/FUL – Proposed Development Site at Long Lane, Mill End, Hertfordshire, for the Reach Free School on behalf of the Education Funding Agency – a decision on this item has been deferred to a future Planning Committee. The issues report had been discussed at the previous meeting, and the Chairman would therefore not allow speakers this evening. No decision would be taken by the Committee at this meeting due to ongoing discussions. There was no date yet for when the item would come to Committee for determination. 
Item 13 – 16/1941/FUL – The Café in the Park, The Aquadrome, Frogmoor Lane, Rickmansworth for Mr and Mrs Trisk-Grove – this item had been withdrawn from this agenda and deferred to a future meeting.
P  C61/16
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 9 as a Member of the Parish Council (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 Alex Hayward declared a non-pecuniary interest in agenda item 8 as she had served on the Parish Council with the Applicant.
Councillor Reena Ranger declared a non-pecuniary interest in agenda item 11.
PC62/16   Consideration of Objections and Confirmation of Three Rivers (Land Opposite Lakeview, Railway Terrace, Kings Langley) Tree Preservation Order 2016


The Landscape Officer had made a site visit the previous week and had noted that further changes had been made to the landscaping proposals and mitigation. This would require the removal of some of the trees subject to the TPO.


Councillor Ann Shaw, seconded by Councillor Alex Hayward, moved that the objection is noted but that the Three Rivers (Land Opposite Lakeview, Railway Terrace, Kings Langley) Tree Preservation Order 2016 is confirmed subject to modification to remove Group 1 and Group 2.
On being put to the Committee the motion was declared CARRIED the voting being unanimous.

RESOLVED:


That the objection is noted but that the Three Rivers (Land Opposite Lakeview, Railway Terrace, Kings Langley) Tree Preservation Order 2016 is confirmed subject to modification to remove Group 1 and Group 2.

PC63/16
  

  

  

  16/1218/FUL – Demolition of existing care home and construction of replacement three storey care home with additional basement, associated parking and landscaping at BURFORD HOUSE, RICKMANSWORTH ROAD, CHORLEYWOOD,RICKMANSWORTH, HERTS, WD3 5SQ for Westgate Healthcare. 
The Planning Officer reported that the Applicant had provided an additional Arboricultural report in respect of the Corsican Pine to the front of the site, T1 on the submitted plans.  The report concluded that the root development of the tree had been significantly restricted by the presence of the footings of the existing built form and there would not be a detrimental impact to the tree as a result of the proposed development.

The Landscape Officer had viewed the document and advised that he had been unable to visit the site since the submission of the report that day.  The pit had been excavated along a freestanding wall so it was possible that roots were cut when the wall was constructed.  The depth and length of the pit did not allow an adequate assessment of the extent of roots directly to the south of the existing building. 

Planning Officers considered that the additional report, together with the Landscape Officer’s comments, were not considered to impact on the conclusions made within the officer’s report at section 8.7 on page 28 of the agenda and the relevant conditions as set out within the report were considered to be required and sufficient to provide suitable protection for the tree.

C2 on page 31 should be updated to include Drawing No. GA 06 PL4.

Additional condition C21 was recommended which required the rooflights facing The Holt to be installed at a minimum cil height of 1.7m and to be obscure glazed in order to protect the residential amenities of neighbouring properties.


In accordance with Council Procedure Rule 35 (B), Mr A Gunne-Jones spoke in favour of the item.


Councillor Debbie Morris said a major concern was the proposed reduction in the amenity space, and referred to paragraph 8.6.1, and significant shortfall of 244sqm, compared to the amount of space required by the Development Management Policies LDD. Although there was bad weather for much of the year, there were many weeks when residents could sit outside. To deprive them of this basic right was very sad and unacceptable. There was also the option of using patio heaters, although these might not be very environment-friendly, and residents could enjoy views from inside. 
Councillor Morris also referred to the concerns of the Conservation Officer (page 9 of the report).

Councillor Ann Shaw said the proposal was to remove a building which was dysfunctional and did not meet modern standards. She noted the views of the Conservation Officer but an updated building was really needed.

Councillor Peter Getkahn proposed that the item be deferred for a site visit. As there was no seconder for the motion, no vote was required. 

Councillor Reena Ranger referred to the Conservation Officer’s comment that the building was of intrinsic value as an historic asset and that it made a valuable contribution to the appearance of the Conservation Area (page 8) and asked if the applicant could incorporate some of the current building’s designs in their proposals. The Planning Officer said that the design proposed was very much in keeping with the ‘Arts and Crafts’ style of the area.


Councillor Ann Shaw, seconded by Councillor Phil Brading, moved that:


(a) the application be referred to the Secretary of State for Communities and Local Government in accordance with the Town and Country Planning (Consultation) (England) Direction 2009.


(b) Provided the Secretary of State does not call in the application for his own determination, the application be delegated to the Head of Regulatory Services on behalf of the Director of Community and Environmental Services to grant planning permission 16/1218/FUL subject to conditions, including an additional condition to require all flank rooflights to the south east flank to be obscure glazing and high level.

On being put to the Committee the motion was declared CARRIED the voting being 9 For, 1 Against and 0 Abstentions.


RESOLVED:

That:


(a) The application be referred to the Secretary of State for Communities and Local Government in accordance with the Town and Country Planning (Consultation) (England) Direction 2009.


(b) Provided the Secretary of State does not call in the application for his own determination, the APPLICATION BE DELEGATED TO THE HEAD OF REGULATORY SERVICES ON BEHALF OF THE DIRECTOR OF COMMUNITY AND ENVIRONMENTAL SERVICES TO GRANT PLANNING PERMISSION 16/1218/FUL 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: 



L6814/1 Rev 1, L6814/2 REV 1, L6814/3, L/6814/4, L6814/5, L/6814/6, L6814/7, EX01 PL1, EX-06 PL1, EX-07 PL1, SP-01 PL5, GA-01 PL5. GA-02 PL6, GA-03 PL6, GA-04 PL6, GA-05 PL6, GA-06 PL4, GA-07 PL3, GA-10 PL7, GA-11 PL7, GA-12 PL7, GA-13 PL7, GA-22 PL2. GA-23 PL5



Reason: For the avoidance of doubt, in the proper interests of planning and to protect the openness of the Metropolitan Green Belt and the character and appearance of the Conservation Area and in accordance with Policies CP1, CP3, CP6, CP8, CP9, C10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM2, DM3, DM4, DM6, DM8, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Chorleywood Common Conservation Area Appraisal.  

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 building 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).
C4
No development shall take place until details of the existing site levels and the proposed finished floor levels and sections of the proposed buildings have been submitted to and approved in writing by the Local Planning Authority. 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, CP11 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
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).

C6
The development shall not begin until full details of all proposed vehicle access, movements, parking arrangements and facilities for controlling dust and mud 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 the approved details should be implemented throughout the construction period: 



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
Prior to the commencement of the construction of the proposed building hereby permitted an Interim Travel Plan shall be submitted, approved and signed off by the Local Planning Authority, such a Travel Plan shall accord with the Hertfordshire County Council document ‘Hertfordshire Green Travel Plan Guidance’.



Reason: To ensure that the development offers a wide range of travel choices to reduce the impact of travel and transport on the environment in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

C8
No part of the development hereby permitted shall be occupied prior to implementation of the Interim Travel Plan. During the first year of occupation an approved Full Travel Plan based on the Interim Travel Plan shall be submitted to and approved in writing by the Local Planning Authority. The approved Full Travel Plan shall be implemented in accordance with the timetable and targets contained therein and shall continue to be implemented as long as any part of the development is occupied subject to approved modifications agreed by the Local Planning Authority as part of the annual review. 



Reason: To ensure that the development offers a wider range of travel choices to reduce the impact of travel and transport on the environment in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011). 


C9
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.



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



Reason: This is a pre-commencement condition in the interests of visual amenity in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM6 of the Development Management Policies LDD (adopted July 2013).

C10

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 plans and particulars shall be prepared in accordance with BS: 5837 (2012) ‘Trees in relation to design, demolition and construction’



The protective measures, including fencing, shall be undertaken in accordance with the approved scheme before any equipment, machinery or materials are brought on to the site for the purposes of development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made, without the written consent of the Local Planning Authority. No fires shall be lit or liquids disposed of within 10.0m of an area designated as being fenced off or otherwise protected in the approved scheme.



Reason: 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).

C11 
No development or other operation shall commence on site until a method statement has been submitted to and approved in writing by the Local Planning Authority.  This method statement shall include details of timetables of works, method of demolition, removal of material from the site, importation and storage of building materials on the site, details and depths of underground service routes, methods of excavation and construction methods, in particular where they lie close to trees. The construction methods to be used shall ensure the retention and protection of trees, shrubs and hedges growing on or adjacent to the site. The development shall only be implemented in accordance with the approved method statement.    



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, unless the prior approval of the Local Planning Authority has first been sought and obtained.


Reason: This is a pre-commencement condition to protect the visual amenities of the trees, area and to meet the requirements of Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).


C12
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 the Corsican Pine Tree, other trees,  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, unless the prior approval of the local planning authority has first been sought and obtained.



Reason: This 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).


C13
Notwithstanding the provisions of the Town and Country (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification), no windows/dormer windows or similar openings [other than those expressly authorised by this permission] shall be constructed in the elevations or roof slopes of the extension/development hereby approved.



Reason: To safeguard the residential amenities of neighbouring 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).

C14
The windows in the flank wall of the second floor gallery shall be e 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).

C15
The development shall not be occupied until the energy saving and renewable energy measures detailed within the Energy Statement submitted as part of the application 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.

C16
The development shall be undertaken in accordance with the submitted Mitigation measures set out in the letter from FOA Ecology dated 2nd January 2016. 



Reason: To maintain wildlife habitat 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).

C17
The development permitted by in full by this planning permission shall be carried out in accordance with the drainage strategy report V 2.0  produced by Stillwell partnership dated August 2016 and the following mitigation measures as detailed within the drainage strategy.



1)The surface water run-off generated by the development shall be discharged via deep bore soakaways as indicated in drawing TSP/WES/P3069/001 Rev A included in appendix H of the drainage strategy report V 2.0 produced by Stillwell partnership dated August 2016.



2)Attenuation must be provided for by permeable pavements in the development to ensure that there is no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year event plus an allowance for climate change. Attenuation to be provided as indicated in drawing in drawing TSP/WES/P3069/001 Rev A included in appendix H of the drainage strategy report V 2.0 produced by Stillwell partnership dated August 2016.



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



If after further detailed design and calculations the applicant proposes a reduction in the attenuation volumes to be provided in each catchment, such changes will need to be agreed with the LPA.



Reason: To prevent the increased risk of flooding, both on and off site in accordance with Policy DM8 of the Development Management Policies LDD (adopted July 2013). 


C18
No development shall take place until a detailed surface water drainage scheme for the site, based on sustainable drainage principles and an assessment of the hydrological and hydro- geological context of the development has been submitted to and approved in writing by the local planning authority. The drainage strategy should demonstrate the surface water run-off generated up to and including the 1 in 100 year + 40% for climate change critical storm will not exceed the run-off from the undeveloped site following the corresponding rainfall event. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 



The scheme shall also include:



1.Results of infiltration tests in accordance with BRE Digest 365 or a falling head test for any deep bore soakaway carried out at the proposed location for the structure must be provided.



2. Provision of a fully detailed drainage plan showing pipe diameters, pipe runs, invert levels, outlet points and location of SuDS features and supporting calculations in accordance with the results of the infiltration tests



3. Supporting calculations demonstrating that no flooding to the building will take place during any rainfall event up to and including the 1 in 100 year return period rainfall event plus 40% climate change allowance. 



Reason: To prevent the increased risk of flooding, both on and off site  in accordance with Policy DM8 of the Development Management Policies LDD (adopted July 2013). 

C19
Prior to commencement of the development hereby permitted, details of the implementation, maintenance and management of the sustainable drainage scheme shall be submitted to and approved by the Local Planning Authority. The 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. 



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).
C20
 No piling shall take place until a piling method statement (detailing the depth and type of piling to be undertaken and the methodology by which such piling will be carried out, including measures to prevent and minimise the potential for damage to subsurface sewerage infrastructure, and the programme for the works) has been submitted to and approved in writing by the local planning authority in consultation with Thames Water.  Any piling must be undertaken in accordance with the terms of the approved piling method statement.


 Reason: The proposed works will be in close proximity to underground sewerage utility infrastructure.  Piling has the potential to impact on local underground sewerage utility infrastructure. The applicant is advised to contact Thames Water Developer Services on 0800 009 3921 to discuss the details of the piling method statement.
C21
The rooflights hereby permitted to the south east flank facing The Hold shall be fitted with obscure glazing and 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).


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 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.

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

In order to protect breeding birds, their nests, eggs and young, demolition/major renovation activities should only be carried out during the period October To February. If this is not possible then a pre-development (same-day) search of the area should be made by a suitably experienced ecologist. If active nests are found, then clearance work must be delayed until the juvenile birds have left the nest and are fully independent or professional ecological advice taken on how best to proceed. 

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



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



Thames Water requests that the Applicant should incorporate within their proposal, protection to the property by installing for example, a non-return valve or other suitable device to avoid the risk of backflow at a later date, on the assumption that the sewerage network may surcharge to ground level during storm conditions.


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



A Trade Effluent Consent will be required for any Effluent discharge other than a 'Domestic Discharge'. Any discharge without this consent is illegal and may result in prosecution. (Domestic usage for example includes - toilets, showers, washbasins, baths, private swimming pools and canteens). Typical Trade Effluent processes include: - Laundrette/Laundry, PCB manufacture, commercial swimming pools, photographic/printing, food preparation, abattoir, farm wastes, vehicle washing, metal plating/finishing, cattle market wash down, chemical manufacture, treated cooling water and any other process which produces contaminated water. Pre-treatment, separate metering, sampling access etc, may be required before the Company can give its consent. Applications should be made at http://www.thameswater.co.uk/business/9993.htm or alternatively to Waste Water Quality, Crossness STW, Belvedere Road, Abbeywood, London. SE2 9AQ. Telephone: 020 3577 9200.



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



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

  P  C64/16
16/1403/FUL – Single storey side extension, hip to gable extension with rear dormer windows, alterations and additions to flank and rear glazing, replacement of existing side fence with part brick/part fence boundary, new hardstanding driveway with gated access from North Road, at 91 LOWER ROAD CHORLEYWOOD, WD3 5LA for Mrs Vivien Lantree

Councillor Chris Whately-Smith moved, seconded by Councillor Ann Shaw, that PLANNING PERMISSION BE GRANTED, subject to conditions.

On being put to the Committee the motion was declared CARRIED the voting being 9 For, 0 Against and 1 Abstention.


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: 422-A1-101 Rev A, 422-A1-102 Rev D, TRDC 001 (Location Plan), TRDC 002 (Boundary Plan and Gate)

Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM6, DM8, DM9, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Chorleywood Common Conservation Area Appraisal (2010).
C3 
Unless specified on the approved plans, all new works or making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building.


Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C4 
The access onto North Road hereby approved shall not be brought into use until it has been laid out and constructed in accordance with details to be firstly submitted to and approved in writing by the Local Planning Authority. 

Reason: In the interests of highway safety and convenience in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).
C5 
The parking space indicated on approved plan 422-A1-102 Rev D shall be constructed in accordance with the approved plans and Design and Access Statement and the hard surface shall be made of porous materials, or provision made to direct run-off water from the hard surface to a permeable or porous area or surface within the application site, prior to the to the first occupation of any part of the development hereby permitted. The parking 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 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 Policies DM8 and DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).
C6 
Before the first occupation of the building/extension hereby permitted the window in the second floor flank elevation 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 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).
C7 
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall 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).
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 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
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: 0845 6014523

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

(As an alternative to proceeding with caution, the applicant may wish to commission an ecological consultant before works start to determine whether or not bats are present. A list of bat consultants can be obtained from Hertfordshire Ecology on 01992 555220).
PC65/16
16/1500/OUT - Outline Application: Construction of up to 28 dwellings, together with car parking, open space, landscaping and new vehicular and pedestrian access from Railway Terrace with access, appearance and layout to be considered (landscaping and scale reserved) at LAND ADJACENT LAKEVIEW, RAILWAY TERRACE, KINGS LANGLEY, HERTFORDSHIRE  for Gade Property Developments Ltd
  
The Planning Officer reported that the Landscape Officer had advised that Group 1 (Hawthorn trees) and Group 2 (two Alder trees in poor condition) could be removed from TPO 864, and the decision on item 5 of the agenda to modify the Order reflected this advice.

While the remaining trees identified within the Order remained, the Landscape Officer had advised that this was on the premise that it allowed trees to be a consideration as part of this application, and that taking into account the allocation of the site and significant tree planting of native species now proposed, on balance and subject to conditions the impact on trees would not justify refusal of permission.

In relation to drainage as discussed at 7.17 of the report on page 94, the County Council had now advised that based on the revised information they were able to remove their objection and that the development could be adequately drained and surface water flood risk adequately mitigated in accordance with the drainage strategy and further information to be provided as part of the subsequent detailed application. An additional condition was therefore recommended to require submission of this further information. 
Councillor Chris Whately-Smith said a local Councillor had raised a concern re: access to the sluice gate.
Councillor Ann Shaw asked what the distance was between the proposed properties and the water, and that she was concerned about children having access to the water. The Planning Officer said that the sluice was not on the application site. The wild area would separate the development from the channel and details of boundary treatment and access and management would be required as part of a future detailed application and by conditions. 
Members asked that officers note that the Committee would like to see the detailed application when it was made. 

Councillor Reena Ranger said it was positive that the car parking and amenity space were adequate and sometimes in excess of what was required, and that she hoped this would remain in any future application.

Councillor Chris Whately-Smith said that there was already informal parking with cars that parked outside the proposed development, and that he had a concern over how parking on the site would be managed to serve the development. He asked that the management and allocation of parking was considered. 

Councillor Phil Brading said he welcomed the fact that this application met the vehicle parking standards.

In accordance with Council Procedure Rule 35 (B), Mr J Walton spoke in favour of the application.
Councillor Chris Whately-Smith asked if the wild area would be owned by the houses or by a separate management company. The Planning Officer said the future ownership had not yet been established, but the responsibility for maintenance lay with the management company, regardless of ownership.  The Management Plan referred to at Condition C26 would cover the management of this area which would not be within private gardens.

Councillor Peter Getkahn noted that the Council did not generally support gated communities and that he did not think this would be appropriate for this area.

Councillor Chris Whately-Smith moved, seconded by Councillor Debbie Morris, that OUTLINE PLANNING PERMISSION IS GRANTED subject to conditions,  with an additional condition to require further drainage information, and that it be noted that  future reserved matters application(s) to be returned to Committee for decision.
On being put to the Committee the motion was declared CARRIED the voting being unanimous.

RESOLVED:  
That OUTLINE PLANNING PERMISSION IS GRANTED subject to the following conditions:


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



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


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

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

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


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


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


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

a. Construction vehicle numbers, type, routing;

b. Traffic management requirements;

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

d. Siting and details of wheel washing facilities;

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

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

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

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

 

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


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


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



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


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

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

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

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



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


C7
No development shall take place until details of proposed refuse, delivery and servicing arrangements have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details.



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


C8
No development shall take place until a Stage 1 Road Safety Audit for the proposed highway improvements and access junction have been completed and submitted for approval by the Local Planning Authority. The development shall be carried out in accordance with the approved details.



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


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



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


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

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

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

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



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


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

i. the numbers, type, tenure and location on the site of the affordable housing provision to be made which shall consist of not less than 13 dwellings, of which 9 shall be constructed and provided as Social Rented Dwellings and 4 shall be constructed and provided as Intermediate Dwellings unless subsequent detailed viability evidence with provision to cover incurred costs of independent assessment of the evidence in accordance with the Local Planning Authority’s adopted Validation Checklist is submitted and agreed by the Local Planning Authority indicating that the scheme would be unviable with the level/ tenure of affordable provision; in which situation the numbers, type, tenure and location of the site of the affordable housing provision to be made shall be in accordance with the viability evidence as agreed by the Local Planning Authority; 
ii. the timing of the construction of the affordable housing and its phasing in relation to the occupancy of the market housing; 

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

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

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

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



Reason: This is a pre commencement condition to meet local housing need within the Three Rivers district and to comply with Policies CP1, CP2, CP3 and CP4 of the Core Strategy (adopted October 2011).
C12
The development shall be carried out in accordance with the Report on Phase 1 and Phase 2 Ground Condition Assessment prepared by pba and dated February 2014.


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

1) A preliminary risk assessment which has identified: 

*
all previous uses, 

*
potential contaminants associated with those uses, 

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

*
potentially unacceptable risks arising from contamination at the site. 

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

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

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

The scheme shall be implemented as approved.



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



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



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

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

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

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

G) Responsible persons and lines of communication. 
H) Use of protective fences, exclusion 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).


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

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

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

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

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


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


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


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


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


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

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


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


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


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


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

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


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


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


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

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

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

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

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

C29
Should they be required, detailed proposals for fire hydrants serving the development as incorporated into the provision of the mains water services for the development, whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of development. The development shall thereafter be implemented in accordance with the approved details prior to occupation of any building forming part of the development.

Reason: To ensure that there is adequate capacity for fire hydrants to be provided and to meet the requirements of Policies CP1 and CP8 of the Core Strategy (adopted October 2011).
C30    
No development approved by this planning permission shall take place until a detailed surface water drainage scheme has been submitted to, and approved in writing by, the local planning authority. The surface water drainage system will be based on the submitted surface water drainage assessment carried out by PTA reference CG/mjf/8849/22.4.16 and additional information provided 07 October 2016.

The surface water drainage scheme should include;

1. 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 + 40% climate change event

2. Implementing the appropriate drainage strategy based on infiltration. 

3. Details of how the scheme shall be maintained and managed after completion.

4. 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, or within any other period as may subsequently be agreed, in writing, by the local planning authority.

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).
Informatives:

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

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

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

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



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

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

I3
Any works required to be undertaken within the highway boundary (including alterations to the footway and the proposed site access) will need to be secured and approved via a S278 Agreement with Hertfordshire County Council.

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

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

i. Into a dwelling from outside

ii. Into parts of a building containing flats from outside

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


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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

(a) 
the initial share sold to the leaseholder

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

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

(b) 
the annual rent:

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

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

(c) 
the tenant:

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

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

I10
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The applicant and the Local Planning Authority engaged in pre-application discussions and the Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments. This results in a form of development that maintains/improves the economic, social and environmental conditions of the District.
PC66/16
16/1523/FUL - Construction of a new secondary school incorporating construction of a two storey academic building; ancillary sports hall and facilities; playing fields and landscaping bund; together with new car parking areas; drop-off and related highway works including a new roundabout to facilitate access, at PROPOSED DEVELOPMENT SITE AT LONG LANE, MILL END, HERTFORDSHIRE, for The Reach Free School on behalf of the Education Funding Agency

Councillor Chris Whately-Smith, seconded by Councillor Phil Brading, moved that the application be deferred to allow for further discussions and that the application be returned to a future Planning Committee meeting for determination.
On being put to the Committee the motion was declared CARRIED the voting being unanimous.


RESOLVED:

· That the application be deferred to allow for further discussions. 

· That the application be returned to a future Planning Committee meeting for determination.
PC67/16   16/1669/OUT – Outline Application: Construction of three detached dwellings to include reuse of existing access from Old Chorleywood Road with alterations to access (appearance, landscaping and scale reserved) at LAND REAR OF OLD CHORLEYWOOD ROAD, RICKMANSWORTH for Millen Homes Ltd


The Planning Officer reported that one further comment had been received, stating that the applicant, Millen Homes, had not entered into any contractual agreements with the other land owners and had not notified other land owners of the application.  However, the correct certificate of ownership had been signed and the LPA must take this on good faith.  The occupiers of those properties to which the application related had been formally notified by the LPA and no comments had been received directly from the occupiers.


In accordance with Council Procedure Rule 35 (B), Ms A Rajdev spoke against the application.

The Planning Officer confirmed that it was backland development (as referred to at paragraph 8.3.4) but that it was not inappropriate in this location. 
Councillor Phil Brading referred to slippage and noted that some land had been cut away under the slope, which would exacerbate the problems of stability with the whole bank. 
Councillor Reena Ranger said that there were other developments in the area that were backland development and went against the Council’s policy. She referred to paragraphs 8.3.4 and 8.3.8, and asked if the recommendation to grant planning permission was because planning permission had been granted in similar circumstances nearby. The Planning Officer read from Policy DM1, and said that this application was being considered on its own merits. 
Councillor Reena Ranger said that she had the following concerns:

· Varying land levels and the impact those would have on separation distances. 
· Soil erosion and flooding risk.
· Tree loss would make overlooking and soil erosion worse. What protections could be put in place to ensure adequate screening?
· Traffic and highways – the cumulative effect. The new road could potentially be used by in excess of 10 vehicles, plus refuse vehicles and emergency vehicles. 
· Size of plots – could the future application be for more than three homes?
The Planning Officer said the following:

· In regard to overlooking, there was a significant change in land levels, but the separation levels of 45m were in excess of what was required.
· Scale and design, screening and protection of trees were reserved matters. 

· Highways officers had not raised concerns about the cumulative effect of the traffic on highways. 

· In regard to flood risk, the application was not in a flood zone (paragraph 8.12.1). Scale and landscaping could affect the flood risk (and would be considered as reserved matters). 
· Appearance, landscape and scale were reserved matters which could not be given significant weight at this stage. 

· The layout which was proposed was for three houses but it did not specify their size. 

Councillor Alex Hayward referred to the distance given for overlooking, and said that in reality this would appear shorter, that the residents did not know what the scope of the development would be, and this was unacceptable. 

Members asked that any future application on this matter come back to the Committee for consideration. 

Councillor Phil Brading referred to the difficulty for refuse vehicles to get down the steep track. Even with improvements carried out, he was concerned about the incline. Had the Environmental Protection Team been consulted? Smaller refuse vehicles might have to be used which were already in demand. 

The Planning Officer referred to paragraph 8.10.2 and said that the Highways Authority had said that the development would meet adoptable standards with turning for refuse and service vehicles, and standards would include consideration of slope gradients. 

Councillor Ann Shaw said that the road was very steep and narrow. She referred to the appeal decision on the plot at the bottom of the road. 
What grounds could the Committee have for refusing this application?

The Planning Officer said that officers’ recommendation was that the application be approved. 

Councillor Paula Hiscocks spoke as a Ward Member and said the following:
· The proposed development went directly against the Council’s own policy in regard to accessibility.
· There would be severe overlooking to existing houses. 

· The conifer hedge was in bad condition.

· Access on the long driveway – permission had been given in regard to one house only. 

· Construction of private driveway – a considerable number of trees had been lost (page 117). 

· Paragraph 4.8.3 – the Landscape Officer objected vigorously to the proposals.

Councillor Chris Whately-Smith, seconded by Councillor Ann Shaw, moved that outline planning permission be granted subject to conditions, and that it be noted that the detailed planning application be brought back to Committee.
On being put to the Committee the voting was tied, the voting being 2 For, 2 Against and 6 Abstensions.

Upon the Chairman using his casting/second vote to vote in favour of the recommendation, the motion was declared CARRIED, the voting being 2 (plus 1) For, 2 Against and 6 Abstentions.

RESOLVED:
That OUTLINE PLANNING PERMISSION BE GRANTED subject to the following conditions:


C1
Details of the appearance, landscaping and scale, (hereinafter called "the reserved matters") shall be submitted to and approved in writing by the Local Planning Authority before any development begins and the development shall be carried out as approved.



Reason: To prevent the accumulation of unimplemented planning permissions, to enable the Local Planning Authority to review the suitability of the development in the light of altered circumstances and to comply with the provisions of Section 92(2) of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

C2
An application for approval of the reserved matters 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 commence before the expiration of two years from the date of approval of the last of the reserved matters to be approved.



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 development hereby permitted shall be carried out in accordance with the following approved plans: OCWR001 Rev. B and WDB2016R2.



Reason: For the avoidance of doubt, in the proper interests of planning and in the interests of maintaining the residential amenity of neighbouring properties and the character of the area in accordance with Policies PSP1, CP1, CP2, CP3, CP4, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM4, DM6, DM8, DM9, DM10, 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).



C4
The development shall not begin until full details of the layout, construction of the altered access to Old Chorleywood Road and on-site turning head provision have been submitted to and approved in writing by the Local Planning Authority. No dwelling shall be occupied until the access has been laid out and constructed in accordance with the approved details.

Reason: This condition 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).

C5
Prior to the commencement of the site works details of parking for all contractors, sub-contractors, visitors and delivery vehicles shall be submitted to and approved in writing by the Local Planning Authority and that area shall be maintained clear of any obstruction and retained for that purpose at all times during the period of site works.



Reason: This condition is a pre commencement condition to ensure that no obstructions to the public highway occur during the construction period, in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).


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.



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).

C7
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).

C8
Within one month of the altered access being brought into use, all other existing access points not incorporated into the development hereby permitted shall be stopped up by raising the existing dropped kerb and reinstating the footway, verge and highway boundary to the same line, level and detail as the adjoining footway, verge and highway boundary.

Reason: To limit the number of access points along the site boundary for the safety and convenience of highway users in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).


C9
The development shall not be occupied until the details of garaging, parking and maneuvering has been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details and that area shall not thereafter be used for any other purpose.

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


Informatives


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




All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by 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 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.

PC68/16
16/1815/FUL – Part single storey and part two storey side extension at 10 SOLESBRIDGE CLOSE, CHORLEYWOOD, WD3 5SP for Mr and Mrs Obergan  
Councillor Alex Hayward said the following:

· Paragraph 3.3 – the proposed upstairs study could potentially be used as a bedroom, which would make the dwelling a 5-6 bedroom home. This could accommodate a family of up to 7 people, which would mean a lot of car journeys. The previous application had been refused based on the parking provision proposed. 
· Harm to living conditions - this was noted as an issue when a previous application went to appeal, and was also an issue in the current application.

· Paragraph 2.1 described the cul-de-sac as ‘compact’ – a 5-6 bedroom house was not in keeping with the properties already in Solesbridge Close.

· How would trade vehicles manoeuvre in Solesbridge Close?
· This application risked residents’ safety in regard to highways.

· Paragraph 8.2.3 – what would the distance be between the proposed dwelling and 10a?

· Paragraph 8.2.5 – Could the hedge form the boundary to prevent overlooking of 10a?
· How would the piece of TRDC-owned land be protected from damage?

Councillor Alex Hayward moved that planning permission be refused. As there was no seconder for the motion, no vote was required. 
The Planning Officer said the planning application met the Council’s parking standards, so therefore Highways officers had not been asked to comment on the application. 

In regard to the spacing between the proposed dwelling and 10a, there was a minimum of 6m separation.

Re: the boundary, officers had not observed a hedge when on site, but there was existing fencing.



If the piece of TRDC-owned land was damaged during building works, it would be up to the Council as the landowner to take action. Protection of that piece of land could also be included in an informative.  

Councillor Marilyn Butler said that the application would have an impact on the street scene and was inappropriate. 

Councillor Brading said that if there was an existing problem in Solesbridge Close in regard to on-street parking, the Council had control mechanisms to deal with this. However this was not a planning consideration. The application met the Council’s parking standards.

Councillor Hayward asked whether permitted development rights could be removed. Councillor Whately-Smith said that this should include all permitted development rights. Councillor Ranger said that the property should not be subdivided to two dwellings.

   Councillor Ann Shaw, seconded by Councillor Chris Whately-Smith, moved that PLANNING PERMISSION BE GRANTED subject to conditions, with additional conditions to remove permitted development rights and to ensure extension remains ancillary, 

And

an additional informative regarding maintenance of land outside application site during construction.
On being put to the Committee the motion was declared CARRIED the voting being 5 For, 3 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: 2016/154/201A, 2016/154/202 and 2016/154/203A.



Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).


C3
The extension shall not be erected other than in the materials as have been approved in writing by the Local Planning Authority as shown on Drawing Number 2016/154/202 and no external materials shall be used other than those approved. 




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

C4      The extension hereby permitted shall not be occupied or used at any time other than incidental to the enjoyment of, and ancillary to, the residential dwelling located on the site and it shall not be used as an independent dwelling at any time.

Reason: The creation and use of a separate and independent unit would not comply 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
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 D - erection of a porch

Class E - provision of any building or enclosure

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).


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
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: 0845 6014523




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




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



I4
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.
I5
All land outside of the applicant's ownership should be maintained in its current condition during the course of the development
CHAIRMAN
- 31 -

