
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 10 December 2015   from 7.30pm to 8.58pm.
Present:
Councillors Chris Whately-Smith (Chairman) Chris Lloyd (Vice-Chairman), Diana Barber, Phil Brading, Marilyn Butler, Peter Getkahn, Alex Hayward, David Major, Debbie Morris, Reena Ranger, Ann Shaw OBE and Len Tippen.
Officers:
Claire Westwood, Marie Clarke, Joanna Bowyer, Terence Flynn and Sarah Haythorpe.    
Also in attendance: Councillors Stephen Giles-Medhurst and Ralph Sangster and Abbots Langley Parish Councillor Liz Burns.
About 14 Members of the public.

P  C70/15
MINUTES


The Minutes of the Planning Committee meeting held on 19 November 2015 were confirmed as a correct record and were signed by the Chairman.
P  C71/15
NOTICE OF OTHER BUSINESS

The Chairman advised that application at agenda item number 9 (15/1935/FUL - Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park) and erection of 1 x 8 storey mixed use building (plus 3 storey basement) to include 401 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking. Erection of 2 x 4 storey office (Class B1) buildings. Associated works, at SYMBIO POINT UNITS 3 & 4 WOLSEY BUSINESS PARK, TOLPITS LANE, WATFORD, RICKMANSWORTH, HERTFORDSHIRE, WD18 9BL, for RSquare Properties Ltd) had been withdrawn.
The Chairman advised that an addendum had been circulated to Members with regard to agenda item 7 (15/1852/FUL - Hybrid Application to include detailed approval of new sound stages, workshops, post production facility and extension to the Studio Tour car park together with outline approval (matters reserved: appearance and landscaping) of extension to the Studio Tour, workshops, production support building, Studio parking deck, Studio cafe extension, Studio support facilities and associated works as well as continued use of land and buildings for film production and associated activities (including use of Stages J & K for the storage and public exhibition of film sets and artefacts (Studio Tour) and hospitality events) at WARNER BROS. STUDIOS LEAVESDEN, WARNER DRIVE, LEAVESDEN, HERTFORDSHIRE, WD25 7LP for Warner Bros. Studios Leavesden) and would be considered as an urgent item of business along with the report published with the agenda so that the application could be determined accordingly.
P  C72/15
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 7 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 Chris Whately-Smith declared a registrable non-pecuniary interest in agenda item 5 (Consideration of Objections and Confirmation of Three Rivers (Old Mill Road, Hunton Bridge) Tree Preservation Order 2015) but would 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 Peter Getkahn declared a registrable pecuniary interest in agenda item 7 (15/1852/FUL - Hybrid Application to include detailed approval of new sound stages, workshops, post production facility and extension to the Studio Tour car park together with outline approval (matters reserved: appearance and landscaping) of extension to the Studio Tour, workshops, production support building, Studio parking deck, Studio cafe extension, Studio support facilities and associated works as well as continued use of land and buildings for film production and associated activities (including use of Stages J & K for the storage and public exhibition of film sets and artefacts (Studio Tour) and hospitality events) at WARNER BROS. STUDIOS LEAVESDEN, WARNER DRIVE, LEAVESDEN, HERTFORDSHIRE, WD25 7LP for Warner Bros. Studios Leavesden) due to his employment and left the meeting during the consideration of this item.

PC73/15
Consideration of Objections and Confirmation of Three Rivers (Old Mill Road, Hunton Bridge) Tree Preservation Order 2015


Councillor Phil Brading said having looked at the photographs it was difficult to see where the tree was in relation to the road and the bank.


Councillor Ann Shaw could not accept the felling of two mature trees.  The County Council did not know who owned the land or the trees. She asked if the pathway could be located at the back behind the trees.

  In accordance with Council Procedure Rule 35 (B), Mr Biggin spoke against the TPO.



Councillor Phil Brading said speakers comments with regard to the bank meant that it would need to be burrowed into with a retaining wall built behind. This might not give the advantage the Committee were hoping for if they were minded to agree the TPO.  If the TPO was not confirmed the trees could be removed but suitable replacements needed to be provided.


Councillor Ann Shaw said the trees were around 20-30 years old.  She asked if they had been surveyed?  The Landscape Officer advised that trees were only surveyed when they were owned by the Council.



Councillor Peter Getkahn moved, seconded by Councillor Ann Shaw, that the TPO be deferred to allow for negotiations with Herts County Council.



The Chairman of the Committee raised concern that redirecting the path around the back of the trees would damage the tree roots.



The Landscape Officer advised that was possible to not excavate at the front so that the tree roots would not be affected.



Councillor Chris Lloyd moved, seconded by Councillor Phil Brading, an amendment that the order be confirmed with further negotiations with County Council to be encouraged.



On being put to the Committee the motion was declared CARRIED the voting being 8 For, 2 Against and 2 Abstentions.



RESOLVED: 



That the objection is noted but that the Three Rivers (Old Mill Road, Hunton Bridge) Tree Preservation Order 2015 is confirmed without modification and that further negotiations with the County Council be encouraged.
PC74/15       
15/1852/FUL - Hybrid Application to include detailed approval of new sound stages, workshops, post production facility and extension to the Studio Tour car park together with outline approval (matters reserved: appearance and landscaping) of extension to the Studio Tour, workshops, production support building, Studio parking deck, Studio cafe extension, Studio support facilities and associated works as well as continued use of land and buildings for film production and associated activities (including use of Stages J & K for the storage and public exhibition of film sets and artefacts (Studio Tour) and hospitality events) at WARNER BROS. STUDIOS LEAVESDEN, WARNER DRIVE, LEAVESDEN, HERTFORDSHIRE, WD25 7LP for Warner Bros. Studios Leavesden
Councillor Peter Getkahn left the meeting during the consideration of this application.



The Planning Officer reported the following:

1) Highways England

Final comments have been received from Highways England. They have confirmed that the Studio Tour Extension and the Island Site would have an impact of 31 and 21 vehicle trips in the evening peak, and as such mitigation at Junction 21a of the M25 is required. Modelling has been carried out at this junction as part of the Radlett interchange proposal approved by St Alban’s District Council which shows that sufficient mitigation could be provided at Junction 21a, although to date this has not been committed.

As such, the following condition is suggested, to replace condition O14 on page A15 of the addendum:

No works of development shall take place within development areas 6 (Studio Tour Extension) or 11 (Island Site), as identified on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), until an assessment has been carried out of the capacity at M25 Junction 21a (having regard to illustrative plan number 11012495/PHL/01 B submitted under planning application reference 5/2009/0708 to St Albans District Council) and such assessment, with full details of proposed mitigation measures if required, has been submitted to and approved in writing by the Local Planning Authority. Should the assessment identify the need for mitigation, a contribution shall be paid towards the mitigation of the impact of the assessed scheme on the capacity of M25 Junction 21a prior to commencement of the Studio Tour Extension or Island Site development.
Reason: This condition is a pre-commencement condition in the interests of highway safety in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

An additional clause is also to be added to the Section 106 as a mechanism to secure the mitigation contribution that would be required to be paid to Highways England.

2) Informative I8

Informative I8 on page A25 of the Committee addendum refers to the fact that an assessment of the impact of the Studio Tour extension for Studio Tours commencing at 09.00 hours on a weekday (i.e. a Floating Day) has not been carried out, and that this must be done at reserved matters stage.

There is an error in the last sentence of this informative. It should state that ‘if it is found that there would be an unacceptable impact on the highway network on these days, it is likely that the Studio Tour Extension would be restricted to opening at 10.00 hours on all Floating Days (via condition or Section 106 Agreement)’ (i.e. not 09.00 hours).

The obligation in the Section 106 relating to Studio Tours commencing at 09.00 hours on Peak Days needs to be amended slightly to reflect this.

3) Other Heads of Terms for Section 106 Agreement

Section 7 on page A6 of the Committee addendum refers to the fact that access to the Island Site can be controlled by condition, and that highway mitigation works for the Ashfields/Courtland Drive/North West Avenue roundabout are no longer required as a Head of Term. 

To clarify, a Stage 1 Safety Audit has been carried out for access to the Island Site and has been found to be acceptable by HCC Highways. Condition O8 on page A13 of the addendum relates to design of this access.

The Highways Officer has confirmed that mitigation measures for the roundabout are to be sought through a robust Travel Plan as opposed to through physical measures. Condition O7 on page A12 refers to submission of a Travel Plan. This will include challenging targets and monitoring.

Other updates to the Heads of Terms include minor changes to the maximum Studio Tour visitor numbers. It has been clarified that the Tour numbers for Hospitality and Special Hospitality Events are in addition to the 9000 maximum cap per day. However, it should be noted that all attendees of these Events are required to arrive by bus or coach.

The Chairman of the Committee raised concern regarding landscaping and requested confirmation regarding what the landscaping conditions covered.
The Planning Officer advised that condition D6 related to the detailed landscaping shown on the plans for the Studio Tour Car Park Extension and condition D7 related to the other detailed elements of the scheme. Condition S17 related to submission of a strategic landscaping strategy across the whole site which is to include all outline elements.  It was agreed that an informative should be added requiring landscaping information submitted pursuant to conditions D7 and S17 to be circulated to Members.  
The Chairman of the Committee made reference to television productions and the fact that any audiences should be included within the Travel Plan information. An informative was therefore requested that the Travel Plan to be submitted pursuant to condition O7 should include audience information. 
The Chairman of the Committee said the car park deck (10) would create overlooking into the residential area.  The Planning Officer said that appropriate screening to separate the car park from the residents would be covered by the landscaping proposals. The car park element was under reserved matters and an informative could be added regarding the height and massing of the car park deck, requesting that this should be reduced.  

Councillor Debbie Morris wished to ensure that the boundary planting was of a sufficient size and which could grow reasonably quickly. The Planning Officer commented that the trees would be of standard size, and that such trees would establish better than mature trees.
Councillor Phil Brading asked about the studio tour extension and visitor numbers and what the combined numbers would be.  In Paragraph 7.8.3, page 61 of the agenda papers, it quoted a maximum figure of 9,000 plus visitors for hospitality and special hospitality events but did provide an overall number of visitors per day
The Planning Officer stated that the Section 106 required hospitality and special hospitality event attendees to travel by public transport and would provide for further control on private car use, 9,000 was the maximum number of visitors permitted to attend per day (excluding hospitality and special hospitality events).
Councillor Phil Brading commented that the massing of the multi storey car park should be reduced.  He asked what was meant by high end TV productions.
Local Ward Councillor Stephen Giles-Medhurst said extensive consultation with local residents had taken place in the vicinity.  Key issues which had been raised for concern were the multi storey car park, Alford Grove and Curtis / Cheshire Drive and the visual impact the car park would have on these residential dwellings.  He requested clarification on Condition O8 and O9 with regard to over capacity of the Ashfield Junction and timing of development  and junction improvements.  When was it going to developed?  He also raised concern on the impact the development would have at Watford Junction station as visitors were already queuing onto the highway. 
The Planning Officer said the issue of the junction improvements and the commencement of the island site development could be discussed with the Highways Officer and delegated to the DCES and Condition O8 could be updated accordingly.



In accordance with Council Procedure Rule 35 (B), Mr Dark spoke in favour of the application.



The Chairman of the Committee moved, seconded by Councillor Chris Lloyd, that planning permission be granted as per the addendum and subject to the following amendments:
- new Highways England condition to replace condition O14

- correction to informative I8 in relation to hours

- informative requiring details of landscaping pursuant to landscaping conditions to be circulated to Members

- informative requiring Travel Plan to include details of TV production audiences

- informative regarding height and massing of Car Park Deck

- amendments to S106 to include contribution towards highway mitigation measures for M25 J21a and caveat regarding 09.00 hour opening on Floating Days

- delegation to DCES for officers to liaise with HCC Highways regarding wording of condition O8 as currently requires junction improvements prior to commencement of Island Site development only



Amendments to be circulated to Members for approval.

On being put to the Committee the motion was declared CARRIED the voting being 11 For, 0 Against and 0 Abstentions.

RESOLVED:
That approval be delegated to the DCES to GRANT PLANNING PERMISSION subject to completion of a Section 106 Agreement and approval from the Secretary of State by 29 January 2016 and the conditions listed below with the amendments above, and;

· If any further extension of time is required to delegate the decision to consider an extension of time to the DCES in consultation with the Chair and Groupspokespersons.

· If any minor alterations are required to the conditions listed below to delegate the decision to consider the alternations to conditions to the DCES in consultation with the Chair and Groupspokespersons.


Conditions


General


G1
Continued use

Notwithstanding planning permissions 10/0080/FUL, 10/2425/FUL, 11/0376/RSP, 11/0590/RSP, 11/1607/ADV, 12/0344/FUL, 12/0345/FUL, 12/0346/FUL, 12/1150/FUL, 12/2169/FUL, 13/1173/FUL, 13,1352/RSP, 13/1924/FUL, 13/2066/FUL, 13/2239/FUL, 14/1232/FUL, 14/1752/FUL, 14/1831/FUL and 15/0744/FUL the use of the application site and the buildings thereon shall be subject to the conditions contained within this planning permission. No part of the application site and the permitted activities thereon shall be used or operated other than in accordance with this planning permission. 

Reason:  In accordance with the application for the continued use of land and buildings for film production and associated activities on an enlarged site area and in the interests of the visual amenities of the Green Belt and locality and the preservation of residential amenities in accordance with Policies PSP2, CP1, CP6, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM2, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12 and DM13 and Appendices 4 and 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA8 and Sites GB(1) and GB(2) of the Site Allocations LDD (adopted November 2014).


Detailed element


D1
Time limit

The element of the development hereby permitted in detail (as shown in blue as development areas 1, 2, 3, 4 and 5 (Area for Detailed Elements) on approved plan number 1184/PL/1011 A - Hybrid Planning Application Plan) 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

D2
Plan numbers

The element of the development hereby permitted in detail shall be carried out in accordance with the approved plans and supporting documents as listed below: 

General plans:

PL/224401/TOR1 (Location Plan)

1184/PL/1009 (Existing Site Plan)

Parameter plans:

1184/PL/1010 A (Illustrative Master Plan (Outline and Detailed)

1184/PL/1011 A (Hybrid Planning Application Plan)

224401AH/LA/PL/001 H (Landscape Planting Strategy)

Detailed elements:

1217/PL/1001 (Existing Post Production Facility Site Plan) 

1217/PL/1002 A (Proposed Post Production Facility Site Plan)

1217/PL/1003 (Existing and Proposed Post Production Facility Site Sections)

1217/PL/1004 (Proposed Post Production Facility GF Plan)

1217/PL/1005 (Proposed Post Production Facility 1F Plan)

1217/PL/1006 (Proposed Post Production Facility 2F Plan)

1217/PL/1007 (Proposed Post Production Facility Roof Plan)

1217/PL/1008 (Proposed Post Production Facility Elevations)

1217/PL/1009 (Proposed Post Production Facility Sections)

1218/PL/1001 (Existing L Stage Workshop Site Plan)

1218/PL/1002 (Proposed L Stage Workshop Site Plan)

1218/PL/1003 (Proposed L Stage Workshop Site Sections)

1218/PL/1004 (Proposed L Stage Workshop Ground Floor Plan)

1218/PL/1005(Proposed L Stage Workshop 1F & Roof Plan)

1218/PL/1006 (Proposed L Stage Workshop Elevations)

1218/PL/1007 (Proposed L Stage Workshop Sections)

1239/PL/1001 (Existing P Stage Site Plan) 

1239/PL/1002 A (Proposed P Stage Site Sections)

1239/PL/1003 (Existing and Proposed P Stage Site Sections)

1239/PL/1004 (Proposed P Stage Ground Floor Plan)

1239/PL/1005 (Proposed P Stage Gantry Plan)

1239/PL/1006 (Proposed P Stage Roof Plan)

1239/PL/1007 A (Proposed P Stage Elevations)

1239/PL/1008 (Proposed P Stage Sections)

1239/PL/1009 (Acoustic Fence Parameter Plan)

1240/PL/1001 (Existing Q&R Stage and Production Offices Site Plan)

1240/PL/1002 A (Proposed Q&R Stage and Production Offices Site Plan)

1240/PL/1003 A (Existing and Proposed Q&R Stage and Production Offices Site Sections)

1240/PL/1004 A (Proposed Q&R Stage and Production Offices GF Plan)

1240/PL/1005 (Proposed Q&R Stage and Production Offices 1F Plan)

1240/PL/1006 (Proposed Q&R Stage and Production Offices 2F Plan)

1240/PL/1007 (Proposed Q&R Stage and Production Offices Gantry Plan)

1240/PL/1008 (Proposed Q&R Stage and Production Offices Roof Plan)

1240/PL/1009 A (Proposed Q&R Stage and Production Offices Elevations)

1240/PL/1010 (Proposed Q&R Stage and Production Offices Sections)

1241/PL/1001 A (Existing Studio Tour Extension Car Park Site Plan)

1241/PL/1002 A (Proposed Studio Tour Extension Car Park Site Plan)

1241/PL/1003 A (Existing and Proposed Studio Tour Extension Car park Site Sections)

1241/PL/1010 A (Proposed Tour Extension Car Park Toilets – Floor Plan)

1241/PL/1011 (Proposed Tour Extension Car Park Toilets - Elevations)

224401AH/LA/PL002 D (Proposed Studio Tour Extension Car Park – Proposed Planting)

1241/SC/001 (Proposed Studio Tour Extension Car Park - Disabled parking)

4302-CP-005 0 (Surface Finishes & Drainage Layout – P Stage)

4302-PP-005 0 (Surface Finishes & Drainage Layout - Post Production Facility)

4302-QR-002 0 (Surface Finishes & Drainage Layout - Q&R Stage) 

4302-TE-004 C (Conceptual Drainage Plan - Studio Tour Extension Car Park)

4302-CP-004 A (Surface Finishes and Conceptual Drainage Layout - P Stage) 

4302-TRACK 01 0 (Vehicle Tracking Fire Pumping Appliance - P Stage)

4315-001 0 (Surface Finishes & Finished Levels - Building 24) 

4315-005 A (Drainage Layout - Building 24)

CS080710-SK-PH001-Rev P1 (Layout of Existing and New Fire Hydrants)

Reason:  In the interests of the visual amenities of the Green Belt and locality and residential amenity in accordance with Policies PSP2, CP1, CP6, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM2, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12 and DM13 and Appendices 4 and 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA8 and Sites GB(1) and GB(2) of the Site Allocations LDD (adopted November 2014).

D3
Heights


The element of the development hereby permitted in detail shall be built to the ground levels and heights as shown on the approved drawings or lower.


Reason: In the interests of visual amenity in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD (adopted July 2013).

D4

Materials


The element of the development hereby permitted in detail shall not be constructed other than in the materials as have been approved in writing by the Local Planning Authority as shown on the approved plans, and no external materials shall be used other than those approved.




Reason:  In the interests of visual amenity in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD (adopted July 2013).

D5
Flood risk and drainage measures - detailed


The element of the development hereby permitted in detail by this planning permission shall be carried out in accordance with the approved Flood Risk Assessment (FRA) carried out by Quattro Consult reference 4302 dated September 2015, Quattro Consult letters dated 16 October 2015 and 12 November 2015 and associated Appendices (EA Flood Map 4302 and plans 4302-CP-005 0, 4302-PP-005 0, 4302-QR-002 0, 4302-TE-004 C and 4315-005 A) and the following mitigation measures detailed within the FRA:
1. Limiting the surface water run-off generated by the 1 in 100 year + climate change critical storm so that it will not exceed the run-off from the undeveloped site and not increase the risk of flooding off-site.

2. Providing infiltration where possible through the use of infiltration trenches

3. Limiting any surface water overflow into the existing piped drainage system above the 1 in 100 year + climate change event to pre-development greenfield run-off rate of 5l/s.

The mitigation measures shall be fully implemented prior to occupation / use of  each relevant development and subsequently in accordance with the timing / phasing arrangements embodied within the drainage scheme, or within any other period as may subsequently be agreed, in writing, by the Local Planning Authority. 

Details of how the surface water drainage scheme shall be managed and maintained after completion for the lifetime of the development, which shall include the arrangements for adoption by any public authority or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme throughout its lifetime, shall be submitted to and approved in writing by the Local Planning Authority prior to occupation / use of each relevant development. The sustainable drainage scheme shall be managed and maintained in accordance with the approved details thereafter. 
Reason: To prevent flooding by ensuring the satisfactory storage of and disposal of surface water from the site in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).

D6
Hard and soft landscaping – Studio Tour Extension Car Park

The hard and soft landscaping scheme shown on approved plan number 224401AH/LA/PL002 D (Landscape Design Details for the Proposed Studio Tour Extension Car Park) shall be carried out and completed prior to the first use of Studio Tour Extension Car Park. 


All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed in writing by the Local Planning Authority 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 condition is a pre-commencement condition the interests of visual amenity in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).


D7
Hard and soft landscaping – other detailed elements


Notwithstanding the landscaping details shown on approved plan number 224401AH/LA/PL/001 H (Landscape Planting Strategy) no works of development shall take place within the development areas identified as 1 (L Stage Workshop), 2 (P Stage), 3 (Q&R Stage and Production Offices) and 4 (Post Production Facility) (as shown on approved plan number 1184/PL/1011 A – Hybrid Planning Application Plan) until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping for the relevant development area, which shall include the location of all existing trees and hedgerows affected by the proposed development, details of those to be retained together with a scheme detailing measures for their protection in the course of development, details of planting species and planting density, and cut and fill sections where proposed as part of the landscaping scheme.


All hard landscaping works required by the approved scheme shall be carried out and completed prior to the first occupation of the relevant development. All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed in writing by the Local Planning Authority 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 condition is a pre-commencement condition in the interests of visual amenity in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).


Outline element


O1
Reserved matters

No development shall commence within any outline development area shown in pink as development areas 6, 7, 8, 9, 10 and 11 (Area for Outline Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan) until details of the reserved matters of appearance and landscaping for each relevant development area has been submitted to and approved in writing by the Local Planning Authority. The development shall only be implemented in accordance with the approved details.

Reason: 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.

O2
Time limit for reserved matters

Applications for approval of the reserved matters for the outline elements of this consent, shown in pink as development areas 6, 7, 8, 9, 10 and 11 (Area for Outline Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), shall be made to the Local Planning Authority before the expiration of ten years from the date of this permission. Development permitted under each reserved matters application shall commence before the expiration of two years from the date of approval of the reserved matters application.

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

O3
Phasing of reserved matters


Prior to submission of the first reserved matters application for the outline elements of this consent, shown in pink as development areas 6, 7, 8, 9, 10 and 11 (Area for Outline Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), a Phasing Plan for the submission of all proposed reserved matters applications shall be submitted to and approved in writing by the Local Planning Authority. The approved Phasing Plan shall be adhered to thereafter, unless otherwise agreed in writing by the Local Planning Authority.


This condition is a pre-commencement condition to ensure appropriate control over development 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).

O4
Plan numbers

The reserved matters applications pursuant to this permission shall be made in accordance with the approved plans and supporting documents as listed below:

General plans:

PL/224401/TOR1 (Location Plan)

1184/PL/1009 (Existing Site Plan)

Parameter plans:

1184/PL/1010 A (Illustrative Master Plan (Outline and Detailed)

1184/PL/1011 A (Hybrid Planning Application Plan)

1184/PL/1012 A (Outline Application Parameters Plan) 

224401AH/LA/PL/001 H (Landscape Planting Strategy)

Other:

4302-ISL-002 A (Conceptual Drainage Plan - Island Site) 

CS080710-SK-PH001-Rev P1 (Layout of Existing and New Fire Hydrants)



Reason:  In the interests of the visual amenities of the Green Belt and locality and residential amenity in accordance with Policies PSP2, CP1, CP6, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM2, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12 and DM13 and Appendices 4 and 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA8 and Sites GB(1) and GB(2) of the Site Allocations LDD (adopted November 2014).


O5
Building heights



The element of the development hereby permitted in outline shall not exceed the maximum heights as shown on approved plan number 1184/PL/1012 A (Outline Application Parameters Plan).


Reason: In the interests of visual amenity in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD (adopted July 2013).

O6
Maximum footprint

The maximum footprint of the outline buildings hereby permitted as shown on approved plan number 1184/PL/1012 A (Outline Application Parameters Plan) shall not exceed the following amounts:

Studio Tour Extension: 13,935 sqm 

Workshop: 4,134 sqm

Studio Café Extension: 743 sqm

Production Support Building: 3,234 sqm

Studio Parking Deck: 10,940 sqm

Island Site development (Studio Support): 13,200 sqm



Reason: In the interests of visual amenity in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD (adopted July 2013).


O7
Travel Plan



Prior to the first public visit to the Studio Tour Extension a Travel Plan, with the objective of reducing the number of staff and visitors travelling to the whole development site by private car, shall be implemented which shall be first submitted to and approved in writing by the Local Planning Authority. An updated Travel Plan shall be submitted to the Local Planning Authority for written approval on the anniversary of the 1st year of occupation and subsequently on the 3rd anniversary of occupation. The updated Travel Plan shall be implemented following its written approval.

Reason: To promote alternative modes of transport and minimise the impact on local road network in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

O8
Access to Island Site


Prior to commencement of any site works on the Studio Tour Extension or the Island Site, identified as development areas 6 (Studio Tour Extension) and 11 (Island Site) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), a scheme of traffic mitigation for the existing Aerodrome Way / High Road / Ashfields signalised junction to increase capacity in general accordance with plan number 14-041-002 (Proposed Access to Island Site) in the submitted Transport Assessment (Odyssey Markides, September 2015) shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme of traffic mitigation shall be implemented prior to occupation / first use of the Studio Tour Extension or the Island Site development. 


Prior to commencement of any site works on the Island Site, full details of the proposed access arrangements to and from the existing highway network for the Island Site, consisting of a new arm on the existing Aerodrome Way / High Road / Ashfields signalised junction in general accordance with approved plan number 1184/PL/1012 A (Outline Application Parameters Plan) and plan number 14-041-002 (Proposed Access to Island Site) in the submitted Transport Assessment (Odyssey Markides, September 2015), shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details and shall be made fully operational prior to commencement of construction on the Island Site. 


Reason: This condition is a pre-commencement condition in the interests of highway safety in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

O9
Island Site use

The development hereby permitted on the Island Site, identified as development area 11 (Island Site) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), shall only be used for purposes ancillary to the use of the main Studio site for film and TV production and to support other film production and / or creative industry activities. The development shall not be used for any other purpose.


Reason:  To ensure future control of the site in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

O10
Island Site parking


Notwithstanding the layout shown on the approved plans, prior to commencement of any site works on the Island Site, identified as development area 11 (Island Site) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), full details of all parking spaces to be provided on the site (which shall not exceed 480 car parking spaces) and details of all manoeuvring areas for service and delivery vehicles shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details and the parking and manoeuvring areas retained as such thereafter.


Reason: This condition is a pre-commencement condition to ensure future control of the site in accordance with Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

O11
Island Site - Secured by Design Commercial Award 


Prior to commencement of any site works on the Island Site, identified as development area 11 (Island Site) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), details of the measures to be incorporated into the development of the Island Site to demonstrate how ‘Secured by Design’ Commercial accreditation shall be achieved shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details, and shall not be occupied or used until the Local Planning Authority has acknowledged in writing that it has received written confirmation of ‘Secured By Design’ accreditation.


Reason: This condition is a pre-commencement condition in the interests of safety and crime prevention in accordance with Policy CP1 of the Core Strategy (adopted October 2011).

O12
Studio Tour Extension and Car Park


A reserved matters application for the Studio Tour Extension hereby permitted, identified as development area 6 on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), shall be submitted to and approved in writing by the Local Planning Authority and commenced within 18 months of the commencement of any site works on the Studio Tour Extension Car Park, identified as development area 5 on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan). The internal road layout, parking and turning areas for the Studio Tour Extension Car Park shall be constructed in accordance with the approved plans prior to first occupation / use of the Studio Tour Extension, and the parking spaces retained for Studio Tour visitor use thereafter.


Reason: This condition is a pre-commencement condition to ensure that the Studio Tour Car Park Extension directly relates to the construction of the associated Studio Tour Extension in the interests of sustainable transport and visual amenity and to meet the requirements of Policies CP1, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

O13
Flood risk and drainage measures – outline


For each development area approved in outline by this planning permission, shown in pink as 6, 7, 8, 9, 10 and 11 (Area for Outline Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), no works shall take place until a surface water drainage scheme for the relevant development area has been submitted to and approved in writing by the Local Planning Authority.  


The surface water drainage scheme shall be based on the principles set out in the FRA carried out by Quattro Consult letters dated 16 October 2015 and 12 November 2015 and associated Appendices (EA Flood Map 4302 and plans 4302-CP-005 0, 4302-PP-005 0, 4302-QR-002 0, 4302-TE-004 C and 4315-005 A), sustainable drainage principles and an assessment of the hydrological and hydro geological context of the development. The drainage scheme shall demonstrate the surface water run-off generated up to and including the 1 in 100 years plus climate change critical storm will not exceed the run-off from the undeveloped site following the corresponding rainfall event. 

The scheme shall also include:

1. Detailed drainage plan to confirm final drainage design and location of proposed SuDS features and pipe-runs.

2. Detailed surface water drainage calculations for all rainfall events up to and including the 1 in 100 year + climate change event

3. Undertake final infiltration tests prior to the installation of the infiltration trenches to confirm infiltration rates

4. Details of how the scheme shall be managed and maintained after completion for the lifetime of the development, which shall include the arrangements for adoption by any public authority or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme throughout its lifetime. 

The scheme shall subsequently be implemented in accordance with the approved details prior to occupation / use of the relevant development, and permanently retained as such.

Reason: This is a pre-commencement condition in order to prevent flooding by ensuring the satisfactory storage of and disposal of surface water from the site in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).

O14
Highways England M25 J21a mitigation measures

No works of development shall take place within development areas 6 (Studio Tour Extension) or 11 (Island Site), as identified on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), until an assessment has been carried out of the capacity at M25 Junction 21a (having regard to illustrative plan number 11012495/PHL/01 B submitted under planning application reference 5/2009/0708 to St Albans District Council) and such assessment, with full details of proposed mitigation measures if required, has been submitted to and approved in writing by the Local Planning Authority (including any measures that it considers necessary to mitigate the impact of the assessed scheme on the capacity of M25 Junction 21a).

Reason: This condition is a pre-commencement condition in the interests of highway safety in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

Site wide


S1
Access to main Studios site

All vehicular access to the main Studios site (excluding the Island Site) shall be from Aerodrome Way and at no time shall there be any vehicular access to the Studios from South Way.

Reason: To limit the number of access points onto the highway where vehicular movements can occur for the safety and convenience of the highway user in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

S2
Boundary treatments

All boundary treatments, including the 3m high acoustic fence to the north western boundary as shown on approved plan number 1239/PL/1009 (Acoustic Fence Parameter Plan), shall be maintained in accordance with the details shown on the approved plans.


Reason: In the interests of visual amenity and security in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM9 of the Development Management Policies LDD (adopted July 2013).

S3
Noise



All plant, machinery and equipment installed or operated in connection with the development shall be so enclosed and/or attenuated so that noise there from does not exceed a level of 45 dB(A) during the day and 30 dB(A) during the night when measured at a distance of 1 metre away. There shall be no amplified sounds (other than those required for reasons of health and safety), emitted from the Studio Tour Backlot which are audible outside the site boundary unless prior written permission is given by the Local Planning Authority.


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

S4
Use


Notwithstanding the provisions of Section 55 of the Town and Country Planning Act 1990 no part of the development, including the cafés and retail shop within J Stage, shall be in any way expanded or converted to an alternative use without the prior written approval of the Local Planning Authority. Stages J and K and the Studio Tour Extension (identified as development area 6 on approved plan number 1184/PL/1011 A – Hybrid Planning Application Plan) shall only to be used for public display of film sets, costumes and artefacts, for film production and associated activities including the ancillary café and retail shop and for no other purposes at any time without the prior written approval of the Local Planning Authority. All other existing film stages and the Mill building and associated workshop, as well as the proposed L Stage workshop, P Stage, Q&R Stage and Production Offices, Post Production Facility, Workshop, Studio Café Extension, Production Support Building and Studio Support facilities on the Island Site (identified as development areas 1, 2, 3, 4, 7, 8, 9 and 11 on approved plan number 1184/PL/1011 A – Hybrid Planning Application Plan) shall only be used for purposes associated with film making and not for public exhibition purposes at any time. 


Reason:  To ensure future control of the site and that there is no change to the operation of the Studio Tour visitor centre in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

S5
Temporary structures 


Notwithstanding the provisions of Schedule 2, Part 4 of the Town and Country Planning (General Permitted Development) Order 2015 (or any other order revoking and re-enacting that order with or without modification), no temporary uses of land and associated structures, other than temporary facilities and/or structures required for the purposes of filming, or the display of props/exhibits/scenery in the Studio Tour Backlot and in the temporary prop locations shown on approved plan number 1181/PL/1002 C (approved under planning permission 14/1831/FUL), shall take place unless otherwise agreed in writing by the Local Planning Authority. Details (including height, design and location) of any temporary props to be displayed in the Studio Tour Extension Car Park (identified as development area 5 on approved plan number 1184/PL/1011 A – Hybrid Planning Application Plan) shall be submitted to and approved in writing by the Local Planning Authority prior to display.


Reason: In the interests of the visual amenity of the site in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD (adopted July 2013).

S6

Temporary structures – removal


Any temporary structures erected on the site in connection with the use of the land as an outdoor location for filming, with the exception of props/scenery within the Studio Tour Backlot, temporary prop exhibits sited in the locations shown on approved plan number 1181/PL/1002 C (approved under planning permission 14/1831/FUL) and any temporary prop exhibits in the Studio Tour Extension Car Park (identified as development area 5 on approved plan number 1184/PL/1011 A – Hybrid Planning Application Plan) as approved by the Local Planning Authority, shall be removed within 24 months from when the temporary structure was first completed, unless required for a longer period as may be agreed in writing by the Local Planning Authority.


Reason: In the interests of the visual amenity of the site and area in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD (adopted July 2013).

S7
Temporary structures – height


No temporary structure which exceeds 20m in height shall be erected on the site without the prior written consent of the Local Planning Authority. The temporary prop exhibits sited in the locations shown on approved plan number 1181/PL/1002 C (approved under planning permission 14/1831/FUL) and any temporary prop exhibits in the Studio Tour Extension Car Park (identified as development area 5 on approved plan number 1184/PL/1011 A – Hybrid Planning Application Plan) as approved by the Local Planning Authority, shall not exceed 6m in height. No temporary structures or storage facilities exceeding a height of 10m above ground level shall be erected or placed on the site within 50m of the northern boundary adjoining South Way or the north western boundary adjoining South Way Playing Fields.


Reason: In the interests of the visual amenity of the site in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD (adopted July 2013).

S8
Lighting


All existing external lighting shall be operated in accordance with details previously approved by the Local Planning Authority. No external lighting shall be installed on the site or affixed to any buildings on the site unless the Local Planning Authority has first approved in writing details of the position, height, design, intensity and time restrictions. The lighting shall be installed and operated thereafter in accordance with the approved details.


Reason:  In the interests of visual amenity, residential amenity and wildlife in accordance with Policies CP1, CP9, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2, DM6 and DM9 of the Development Management Policies LDD (adopted July 2013).

S9
Waste


A scheme for the separate storage and collection of waste was submitted and approved by the Local Planning Authority on 1 November 2010 under condition discharge reference number 10/0184/DIS, with a revised location of the refuse and recycling area shown on approved plan number 1163/PL/1008 B (approved under planning permission 13/1173/FUL). The approved waste scheme shall operated in accordance with the approved details. Any changes to the scheme, and details for the storage and collection of waste on the Island Site (identified as development area 11 on approved plan number 1184/PL/1011 A – Hybrid Planning Application Plan), shall be submitted to and approved in writing by the Local Planning Authority prior to implementation. Any revised waste scheme and the scheme for the Island Site shall be implemented in accordance with the approved details and adhered to thereafter.


Reason: To ensure that satisfactory provision is made in the interests of amenity and sustainability in accordance with Policies CP1, CP11 and CP12 of the Core Strategy and Policies DM2 and DM10 of the Development Management Policies LDD (adopted July 2013).

S10
Construction Environmental Management Plan


For each development area identified as 1, 2, 3, 4 and 5 (Area for Detailed Elements) and 6, 7, 8, 9, 10 and 11 (Area for Outline Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan) no works of development comprising site preparation (including but not exclusively demolition of buildings and structures, ground works, ground remediation and service diversions) or construction shall commence until a Construction Environmental Management Plan has been submitted to and approved in writing by the Local Planning Authority. This Plan shall include (but not exclusively) details of:

· a development schedule including timetable of works

· parking of vehicles of site operatives and visitors

· access arrangements including the routing of vehicles away from residential roads

· management of deliveries to avoid peak times

· loading and unloading of plant and materials 

· storage of plant and materials

· the erection and maintenance of security hoarding, where appropriate 

· wheel washing facilities

· measures to control the emission of dust and dirt during demolition and construction 

· measures to minimise noise emissions during demolition and construction

· hours of working

· the siting and type of fencing to protect all trees, hedges and habitats to be retained and all watercourses

· measures to manage ecological habitats during demolition and construction

· safe access to site offices 


The Construction Environmental Management Plan shall be implemented as approved and adhered to throughout the period of works for each relevant development area.


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

S11
Site Waste Management Plan


For each development area identified as 1, 2, 3, 4 and 5 (Area for Detailed Elements) and 6, 7, 8, 9, 10 and 11 (Area for Outline Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan) no works of development comprising site preparation (including but not exclusively demolition of buildings and structures, ground works, ground remediation and service diversions) or construction shall commence until a Site Waste Management Plan (SWMP) for all aspects of waste management during site preparation and construction has been submitted to and approved in writing by the Local Planning Authority. This shall include measures for recycling/disposing of waste resulting from demolition and construction works. The development shall be carried out in accordance with the approved SWMP throughout the period of works for each relevant development area.


Reason: This condition is a pre-commencement condition in the interests of the local environment and sustainability in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

S12
Ecological Management Plan




Immediately following implementation of this permission all ecological measures and/or works shall be carried out in accordance with the details contained in the Ecological Appraisal and Ecological Management Plan (Terence O'Rourke, September 2015) as submitted with the planning application and agreed in principle with the Local Planning Authority prior to determination. Details of ecological monitoring of the ecological management measures at 2, 5 and 10 years from the date of this planning permission shall be submitted to the Local Planning Authority for written approval. If monitoring reveals that the site is failing to achieve the desired condition, as stated in the approved Ecological Management Plan, appropriate remedial action shall take place, details of which (including a timetable for implementation) shall be submitted to and approved in writing by the Local Planning Authority. The remedial action shall be implemented as approved.




Reason: To protect, mitigate and enhance opportunities for wildlife in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).


S13
Internal roads and car parks



The internal road and car parking layout shall be constructed and retained as shown on the approved plans in accordance with an indicative Phasing Plan to be submitted prior to submission of the first reserved matters application. The number of staff car parking spaces hereby approved shall not exceed a total number of 2,310 spaces, as follows:



2,250 in the Studio Parking Deck



20 around P Stage



20 at Q & R Stage and Production Offices



20 at L Stage



The Studio Parking Deck, parking spaces approved at P Stage, Q & R Stage and Production Offices and L Stage and parking spaces approved under planning permissions 12/0346/FUL, 13/1173/FUL, 13/2239/FUL and 14/1831/FUL shall only be used by staff and visitors in connection with the main Film Studio buildings and shall not be used by members of the public at any time. 



Reason: This condition is a pre-commencement condition to ensure future control of the site in accordance with Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).


S14
Bicycle parking



For each development area identified as 1, 2, 3, 4 and 5 (Area for Detailed Elements) and 6, 7, 8, 9, 10 and 11 (Area for Outline Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan) provision for the secure storage of bicycles shall be made prior to occupation / use of the relevant development in accordance with details to be firstly submitted to and approved in writing by the Local Planning Authority. The bicycle storage arrangements shall be carried out as approved and retained thereafter. 



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

S15
C-Plan energy and sustainability measures


No building hereby approved in detail by this planning permission, shown in blue as development areas 1, 2, 3 and 4 (Area for Detailed Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), shall be occupied until the energy saving and renewable energy measures detailed within the C-Plan assessment and outlined in the Sustainability and Waste Management Strategy (Capita, September 2015) submitted as part of the application are incorporated and made operational in that unit. A revised C-Plan assessment shall be submitted for all buildings hereby permitted in outline, shown in pink as development areas 6, 7, 8, 9 and 11 (Area for Outline Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan), with each subsequent reserved matters application. Each building shall be implemented in accordance with the approved details and those outlined in the Sustainability and Waste Management Strategy (Capita, September 2015) submitted as part of this hybrid application.


Reason: To ensure that the development makes as full a contribution to sustainable development as possible and 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).

S16
Foul water drainage


Notwithstanding the details shown on the approved plans, for each development area identified as 1, 2, 3, 4 and 5 (Area for Detailed Elements) and 6, 7, 8, 9, 10 and 11 (Area for Outline Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan) no works of development shall commence until a foul water drainage strategy detailing all associated on and off site drainage works has been submitted to and approved by the Local Planning Authority. Each relevant development shall proceed in strict accordance with the approved drainage plans and shall not be occupied / used until the drainage works are complete.


Reason: This condition is a pre-commencement condition to ensure that the sewerage system has capacity to cope with the new development, to avoid adverse environmental impact and to meet the requirements of Policies CP1 and CP8 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).

S17
Strategic site landscaping


Notwithstanding the landscaping details shown on approved plan number 224401AH/LA/PL/001 H (Landscape Planting Strategy) no works of development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a full scheme of strategic site landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, details of those to be retained, details of species to be planted and planting density, and cut and fill sections where proposed as part of the landscaping scheme. 


All landscaping works required by the approved scheme shall be carried out in accordance with an implementation programme to be agreed in writing by the Local Planning Authority 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 condition is a pre-commencement condition in the interests of visual amenity in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

S18
No tree works


No trees, hedgerows or shrubs within the curtilage of the site, except those shown on the approved plan(s) or otherwise clearly indicated in the approved details as being removed, shall be felled, lopped or pruned, nor shall any roots be removed or pruned without the prior consent of the Local Planning Authority during development and for a period of five years after completion of the development hereby approved. Any topping or lopping approved shall be carried out in accordance with BS: 3998 (2010) ‘Recommendations for tree works’. Any trees, hedgerows or shrubs removed or which die or become dangerous, damaged or diseased before the end of a period of five years after completion of the development hereby approved shall be replaced with new trees, hedging or shrub species (of such size species and in such number and position as maybe agreed in writing), before the end of the first available planting season (1st October to 31st March) following their loss or removal.



Reason: In the interests of visual amenity in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

S19
Tree protection 


For each development area identified as 1, 2, 3, 4 and 5 (Area for Detailed Elements) and 6, 7, 8, 9, 10 and 11 (Area for Outline Elements) on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan, 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 relevant development until the branch structure and trunks of all trees shown to be retained and their root systems have been protected from any damage during works, in accordance with a scheme to be firstly 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 the relevant 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 fenced areas shall not be altered, nor shall any excavation be made, without the prior 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 ensure that existing trees are not affected during construction, in the interests of visual amenity and in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

S20
Arboricultural Method Statement

No development or other operation shall commence within the development  areas identified as 2 (P Stage), 3 (Q&R Stage and Production Offices), 4 Post Production Facility, 8 (Studio Café Extension) or 9 (Production Support Building) as shown on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan) 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 relevant development area has been submitted to and approved in writing by the Local Planning Authority.

No operations shall commence within the relevant development area in connection with the development (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.

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 relevant development area, 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 existing trees are not affected during construction, in the interests of visual amenity and in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

S21
Archaeology

No works of development comprising site preparation (including but not exclusively demolition of buildings and structures, ground works, ground remediation and service diversions) or construction shall commence within the development  areas identified as 1 (L Stage Workshop), 2 (P Stage), 3 (Q&R Stage and Production Offices), 4 (Post Production Facility), 5 (Studio Tour Extension Car Park), 9 (Production Support Building) or 11 (Island Site) as shown on approved plan number 1184/PL/1011 A (Hybrid Planning Application Plan) until an archaeological Written Scheme of Investigation (WSI) for the relevant development area has been submitted to and approved in writing by the Local Planning Authority. This scheme shall include the following:

i)
An assessment of archaeological significance and research objectives;

ii)
The programme and methodology of site investigation and recording and the nomination of a competent person(s) or organisation to undertake the agreed works;

iii)
Such appropriate mitigation measures indicated as necessary by the evaluation.  This may include:
       a) the preservation of any remains in situ, if warranted,
       b) appropriate archaeological excavation of any remains before any development commences on the site, with provisions for subsequent analysis and publication of results,

c) archaeological monitoring of the groundworks of the development (also including a contingency for the preservation or further investigation of any remains then encountered),

d) and such other provisions as may be necessary to protect the archaeological interests of the site.

iv)
The programme for post-investigation assessment and subsequent analysis, publication & dissemination and deposition of resulting material.

No development works shall take place other than in accordance with the approved WSI.

Reason: This condition 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, in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).

S22
Contamination and piling


All site works shall be carried out in accordance with the recommendations in Section 7 of the submitted Contamination Assessment (Ramboll Environ, September 2015). No piling or any other foundation designs using penetrative methods shall be undertaken other than with the written consent of the Local Planning Authority, which may be given where it has been demonstrated that there is no resultant unacceptable risk to groundwater. The development shall be carried out in accordance with the approved details. 

Reason: To protect the water environment, including groundwater, in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

Informatives

I1
Advice


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

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


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


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
Hours of work


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

I3
Positive and proactive


The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The 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
Section 106 Agreement


The applicant is reminded that this planning permission is subject to an agreement made under the provisions of Section 106 of the Town and Country Planning Act 1990. 

I5 
Protected species


It is an offence to take or disturb the breeding or resting location of protected species, and precautionary measures should be taken to avoid harm where appropriate. If protected species, or evidence of them, is discovered during the course of any development, works should stop immediately and advice sought as to how to proceed. This may be obtained from: Natural England: 0300 060 3900; the UK Bat Helpline: 0845 1300228 or Herts & Middlesex Bat Group: www.hmbg.org.uk ; Herts & Middlesex Badger Group; Hertfordshire Amphibian and Reptile Group, or a suitably qualified ecological consultant. 

For birds, the removal of trees & shrubs should be avoided during the breeding season (March to September inclusive). If this is not possible then a search of the area should be made by a suitably experienced Ecologist and if active nests are found, then clearance must be delayed until the nesting period has finished. 

For reptiles and amphibians, stored materials (that might act as temporary resting places) are raised off the ground e.g. on pallets or batons; and any rubbish is cleared away to minimise the risk of animals using the piles for shelter. Caution should be taken when moving debris piles or building materials as any sheltering animals could be impacted on. 

Trenches should have escape ramps to provide an escape opportunity for any animals that may have become trapped. 
I6
Thames Water


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. Groundwater discharges into the public sewer should be minimised. 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.


Where the developer proposes to discharge surface water to a public sewer, prior approval from Thames Water Developer Services will be required. They can be contacted on 0800 009 3921. 


Thames Water recommend that petrol / oil interceptors be fitted in all car parking areas to ensure that no oil-polluted discharges enter local watercourses. It may be that a Trade Effluent Consent is required from Thames Water; this is required for any effluent discharge other than ‘Domestic Discharge’. Typical Trade Effluent processes include: Laundrette/Laundry, PCB manufacture, commercial swimming pools, photographic/printing, food preparation, vehicle washing, metal plating/finishing 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.

I7
All works required to be undertaken on the highway network will require an Agreement with the Highway Authority. Before commencing the development the applicant shall contact HCC Highways Development Management, County Hall, Pegs Lane, Hertford, SG13 8DN to obtain their permission and requirements. This is to ensure any work undertaken in the highway is constructed in accordance with the Highway Authority's specification and by a contractor who is authorised to work in the public highway.

I8
The applicant is reminded that any reserved matters application for the Studio Tour Extension must demonstrate that the peak trip generation associated with the earlier opening time of 09.00 hours on Floating Days would not result any significant impact on the highway network (with the operation of the extended Studio Tour). If it is found that there would be an unacceptable impact on the highway network on these days, it is likely that the Studio Tour Extension would be restricted to opening at 10.00 hours on all Floating Days (via condition or S106 Agreement). 

I9
The applicant is reminded that the Travel Plan required under Condition O7 of this consent shall be developed in accordance with HCC Highways guidance and must provide adequate mitigation measures for the Ashfields/Courtland Drive/North West Avenue roundabout.

I10
In addition to the approved plans listed in conditions D2 and O4, the Local Planning Authority has had regard to the following documents and plans:

Flood Risk Assessment (FRA) carried out by Quattro Consult reference 4302 dated September 2015

Quattro Consult letter dated 16 October 2015 Project ref: 4302 

Quattro Consult letter dated 12 November 2015 Project ref: 4302 

EA Flood Map 4302 

1184-SC-1201 (Masterplan Overlay with Network Rail)

Transport Assessment (Odyssey Markides, September 2015)

Technical Note – Assessment of M1 Junction 6 (Odyssey Markides , 15 October 2015)

Technical Note – HCC Consultation Response (Odyssey Markides , 27 October 2015) 

Highway collision data (Odyssey Markides, received 25 November 2015)

Technical Note – Assessment of M25 Junction 21a (Odyssey Markides, 26 November 2015)
11012495/PHL/01 B submitted under planning application reference 5/2009/0708 to St Albans District Council
C-Plan Energy Statement and Sustainability Checklist (September 2015) 

Planning, Design and Access Statement (Warner Bros., September 2015)

Economic and Social Assessment (SQW, September 2015)

Landscape and Visual Appraisal (Terence O’Rourke, September 2015)

Ecological Appraisal and Management Plan (Terence O’Rourke, September 2015)

Heritage Statement (Terence O’Rourke, September 2015)

Sustainability and Waste Management Strategy (Capita, September 2015)

Earthworks Strategy (Quattro Consult, September 2015) 

Acoustic Appraisal (Capita, September 2015)

Arboricultural Appraisal including Tree Protection Plan 15046-BT2 (Barrell, September 2015)

Planning Policy Analysis (Warner Bros., September 2015)

Flood Risk Assessment (FRA) and Drainage Strategy (Quattro Consult, September 2015)

Contamination Assessment (Ramboll Environ, September 2015)

1181/PL/1002 C (Proposed Site Plan - planning permission 14/1831/FUL)

1163/PL/1008 B (Proposed Site Plan - planning permission 13/1173/FUL)

I11
Details of landscaping to be submitted pursuant to conditions D7 (Hard and Soft Landscaping – Other Detailed Elements) and S17 (Strategic Site Landscaping) of this planning permission shall be circulated to Planning Committee Members.

I12
The Travel Plan required to be submitted pursuant to condition O7 (Travel Plan) of this planning permission shall include details of TV production audiences, including expected production and audience numbers, timings of filming, expected modes of arrival and departure and parking arrangements.

I13
The applicant is advised to consider a lower height for the Car Park Deck hereby approved in outline, along with a top-floor setback and appropriate design and landscaping to mitigate its visual impact. 

PC75/15       
15/1918/FUL - Rear extension to industrial unit at UNIT 10 WOODCOCK HILL INDUSTRIAL ESTATE, HAREFIELD ROAD, RICKMANSWORTH, HERTFORDSHIRE, WD3 1PQ for Multigrind Ltd
The Planning Officer reported that there was an error in the floorspace figures at Paragraphs 7.2.7 and 7.2.8 on page 95.

The existing building had a floorspace of 826sqm (rather than 837sqm) and the original building had a floorspace of 615sqm rather than 604sqm. The percentage increase given in Paragraph 7.2.8 should therefore be 30% over the existing building and 74% over the original building. 

This did not affect the conclusion at 7.2.11 that the extensions would be disproportionate to the original building. 


Councillor Ann Shaw said this was a commercial site having been an industrial estate for many years. She could not understand the recommendation to refuse the application.  The development would not impinge on residents and there were no landscaping objections.


The Planning Officer advised that the application site was within the Green Belt and an objection had been raised with regard to Green Belt Policy, the extension together with previous development being disproportionate and therefore inappropriate development in the Green Belt and there being no special circumstances.


Councillor Debbie Morris said when you add in the 126 sq m extension, the increase in total floor space would be less than 20%.The development would be so well screened she could not see that the formal provision of parking by the possible painting of white lines and laying of tarmac would result in harm to the Green Belt.  The Council should be encouraging businesses in the area to expand and special circumstances do exist here. She moved that the application be approved, seconded by Councillor Ann Shaw, with the addition of conditions.

Councillor Ann Shaw said the site would be so much better than what was there now.


Local Ward Cllr Ralph Sangster said the company wished to expand but stay in District.


The Chairman of the Committee said all planning applications were considered on their own merits.  This application was in the Green Belt but a previous application on the agenda was not wholly in the Green Belt.


The Planning Officer said the conditions would be circulated after the meeting for agreement but would be likely to include: Time limit, In accordance with plans, materials, parking layout, personal permission, noise disturbance, construction management plan, C-Plan, no felling/lopping and standard informatives the exact wording of the conditions to be circulated to Members for agreement.


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


RESOLVED:

That PLANNING PERMISSION BE GRANTED   subject to the following conditions (the exact wording of the conditions having been agreed by Members after the meeting):

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: 3106 PL1 Rev A, 3106 PL2 Rev A, TRDC001 (Location Plan), 


Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies CP1, CP6, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2, DM4, DM6, DM8, DM9, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C3
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 unless otherwise agreed in writing by the Local Planning Authority.

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).


C4
The parking and turning spaces shall be laid out in accordance with the approved plans prior to the first occupation of the development hereby permitted. The parking and turning spaces shall thereafter be kept permanently available for the use of residents, employees and visitors to the site as indicated on approved plan 3106 PL1 Rev A.


Reason: To ensure adequate provision for parking and to minimise danger, obstruction and inconvenience to highway users in the interests of safety 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).
C5
Before any plant, machinery and equipment installed or operated in connection with the carrying out of this permission is installed, it shall be enclosed and/or attenuated so that noise there from does not exceed at any time a level of 5dB(A) below the existing background level when measured at a point one metre external to the nearest residential or noise sensitive property, measured according to British Standard BS4142-1997. 


Reason: To ensure that the nearby noise sensitive uses are not subjected to excessive noise and disturbance having regard to Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).
C6
The development shall not begin until full details of all proposed construction vehicle access, movements, parking arrangements and wheel washing facilities have been submitted to and approved in writing by the Local Planning Authority. The relevant details should be submitted in the form of a Construction Management Plan. The approved details shall be adhered to throughout the construction period.


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) and Policy DM10 of the Development Management Policies LDD (adopted July 2013).
C7
No occupation of any part of the permitted development shall take place until a C-Plan Statement for the development has been submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to occupation of the building.


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).
C8
No trees, hedgerows or shrubs within the curtilage of the site, except those shown on the approved plan(s) or otherwise clearly indicated in the approved details as being removed, shall be felled, lopped or pruned, nor shall any roots be removed or pruned without the prior consent of the Local Planning Authority during development and for a period of five years after completion of the development hereby approved. Any topping or lopping approved shall be carried out in accordance with BS: 3998 (2010) 'Tree work - Recommendations'. Any trees, hedgerows or shrubs removed or which die or become dangerous, damaged or diseased before the end of a period of five years after completion of the development hereby approved shall be replaced with new trees, hedging or shrub species (of such size species and in such number and position as maybe agreed in writing), before the end of the first available planting season (1st October to 31st March) following their loss or removal.


Reason: The existing trees/hedgerows/shrubs represent an important public visual amenity in the area and should be protected in accordance with the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies document (adopted July 2013).
Informatives:

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

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

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

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.
2
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.
3
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The development maintains/improves the economic, social and environmental conditions of the District.
PC76/15
15/1935/FUL - Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park) and erection of 1 x 8 storey mixed use building (plus 3 storey basement) to include 401 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking. Erection of 2 x 4 storey office (Class B1) buildings. Associated works, at SYMBIO POINT UNITS 3 & 4 WOLSEY BUSINESS PARK, TOLPITS LANE, WATFORD, RICKMANSWORTH, HERTFORDSHIRE, WD18 9BL, for RSquare Properties Ltd.

Application withdrawn.

  P  C77/15
15/1956/FUL - First floor front and side extension, single storey rear extension, loft conversion including rear dormer and front and rear rooflights and alterations to frontage to provide parking at 18 MOSS CLOSE, RICKMANSWORTH, HERTFORDSHIRE, WD3 1NE for Mr and Mrs Chris Gomes


In accordance with Council Procedure Rule 35 (B), Mrs Patterson spoke against the application.

The Chairman of the Committee advised that Government legislation had changed in the last few years and permitted development was allowed for a 3m single storey extension on a semi-detached property.  Planning permission was only required for the rest of the development.

Councillor Phil Brading said the Committee had made a site visit and looked at the site from all angles.  He had sympathy for the neighbour on the impact of the rear extension but it would be difficult to find any reason for refusal on the single storey extension.  The rear dormer would give the perception of overlooking but this could be seen in many situations across the District.
The Planning Officer said dormer windows were generally allowed under permitted development.
Councillor Ann Shaw said the majority of this application could go ahead without planning permission. She asked if there was any possibility they could have rooflights instead of the dormer windows.  The Planning Officer advised that the dormer window had been reduced and would be set back.

Councillor Alex Hayward asked if an informative could be added regarding the external lighting.

Councillor Phil Brading said if the Committee were minded to approve the application could an additional condition be added removing future permitted development rights.  The Planning Officer said a condition could be added.

The Chairman of the Committee moved, seconded by Councillor Chris Lloyd, that the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that PLANNING PERMISSION BE GRANTED subject to conditions with an additional condition removing permitted development rights and adding an informative with regard to the external lighting.
On being put to the Committee the motion was declared CARRIED the voting being 7 For, 0 Against and 5 Abstentions.

RESOLVED:-

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


C1
The development hereby permitted shall 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: 150015-FDA-AG(0)001 Rev 02,  150015-FDA-AG(0)005 Rev 01,  150015-FDA-AG(0)100 Rev 09, TRDC001 (Location Plan)


Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities of the locality and residential amenity of neighbouring occupiers, in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6, DM8, DM9, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).
C3
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 unless otherwise agreed in writing by the Local Planning Authority.

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 building/extension hereby permitted shall not be occupied until space has been laid out within the site in accordance with drawing 150015-FDA-AG(0)001 Rev 02 for three cars to be parked including access to this from the highway. The parking provision shall be maintained in accordance with the approved details unless otherwise agreed in writing by the Local Planning Authority.

Reason: In the interests of visual amenities of the area and to ensure that on-site car parking provision is maintained to avoid the standing of vehicles on the adjoining highway to the detriment of safety and the free flow of traffic thereon 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).

C5
No development of the proposed hardstanding to the frontage to the site shall take place until there has been submitted to and approved in writing by the Local Planning Authority details of all materials to be used for hard surfaced areas within the site. The development shall be carried out in accordance with the approved details unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure that the external appearance of the development is satisfactory and to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and DM8 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C6
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 E - provision of any building or 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 application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 


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


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

I5
The applicant is advised that the requirements of the Party Wall Act 1996 may need to be satisfied before development commences.


I6
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.

I7
The applicant is requested to review existing security lighting provision on the application site so as to minimise any impact of this on the surrounding area.
PC78/15
15/2058/FUL - District Council Application: Refurbishment of existing play area including the construction of new play equipment, re-grading parts of the site and replacement of fencing and railings at Ebury Recreation Ground, Uxbridge Road, Rickmansworth for Three Rivers District Council
The Planning Officer reported that two responses had been received from neighbours commenting that:

· Generally in support but there should be more equipment suitable for toddlers.

· No details are provided of locking devices for gates; this should be addressed as busy area on major traffic route.

· No details of equipment and structures to assess how children will use equipment with regard to health and safety.

· Query whether recommendations of ecology appraisal that planting be built in to design and maintained would be requirement.

· Gate onto Riverside Drive is broken and impossible to close leading to safety concerns.

The applicant had advised that the pedestrian gates will be self closing and will contain latches which would be the same standard used at all Three Rivers play areas. 

With regard to ecological enhancements, the development would not result in harm to biodiversity, and therefore it would not be reasonable to require enhancement measures by condition, however an informative could be added to any consent to request that identified measures are implemented.

The gate onto Riverside Drive is not identified for replacement under this application, however the applicant has been advised of the comment that it is broken for general maintenance purposes.  


Councillor Ann Shaw raised concern regarding the yellow wood and asked if a less obtrusive colour could be used.  Councillor Diana Barber suggested the same colour be used as was used at the Baldwins Lane play area.  The Planning Officer said Condition C3 could be amended accordingly.


Councillor Chris Lloyd moved, seconded by Councillor Debbie Morris, that the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that Planning Permission be Granted, subject to conditions with an amendment to Condition C3 to require details of the materials to be submitted and additional informative regarding biodiversity arrangements.


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


RESOLVED:-


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


C1
The development hereby permitted shall 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: TRDC001 (Location Plan), TRDC002 (Equipment), TRDC003 (Fencing), TRDC004 (Plan View), TRDC005 (Elevations01), TRDC006 (Elevations02), Flood Risk Assessment, Preliminary Ecological Appraisal, Design and Access Statement, APM/C579/003 Existing, APM/C579/003 Proposed 


Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies PSP2, CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6, DM11, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).


C3 
Notwithstanding the details shown on the submitted plans, before the building operations hereby permitted are commenced, 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: This is a pre commencement condition to ensure that the external appearance of the development is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011).

C4
The development shall not begin until full details of all proposed construction vehicle access, movements, parking arrangements, dust control and wheel washing facilities have been submitted to and approved in writing by the Local Planning Authority. The relevant details should be submitted in the form of a Construction Management Plan and the approved details shall be implemented throughout the construction programme. 


Reason: This is a pre-commencement condition to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).
C5
No development shall take place until details of the existing site levels and the proposed site levels and existing and proposed sections to indicate the re-grading 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 ensure a satisfactory form of development relative to the surrounding area and landscape and to meet the requirements of Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM6 of the Development Management Policies LDD (adopted July 2013).
C6
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 including in relation to works to land levels. 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 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C7
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.

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

Reason: 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).

C8
No trees, hedgerows or shrubs within the curtilage of the site, except those shown on the approved plan(s) or otherwise clearly indicated in the approved details as being removed, shall be felled, lopped or pruned, nor shall any roots be removed or pruned without the prior consent of the Local Planning Authority during development and for a period of five years after completion of the development hereby approved. Any topping or lopping approved shall be carried out in accordance with BS: 3998 (2010) 'Recommendations for tree works'. Any trees, hedgerows or shrubs removed or which die or become dangerous, damaged or diseased before the end of a period of five years after completion of the development hereby approved shall be replaced with new trees, hedging or shrub species (of such size species and in such number and position as maybe agreed in writing), before the end of the first available planting season (1st October to 31st March) following their loss or removal.

Reason: The existing trees/hedgerows/shrubs represent an important public visual amenity in the area and should be protected in accordance with the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).


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

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

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

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 advised that separate advertisement consent may be required for any signage associated with the play area.

I3

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


I4

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


I5

The applicant is encouraged to include ecological enhancements as part of the proposal.  This may include suitable wild flower seeding along boundary fences and selective native hedgerow planting as stated within the Preliminary Ecological Appraisal (March 2013) submitted as part of the application.
PC79/15
15/2303/ADV - Advertisement Consent: Erection of two non-illuminated signs at RICKMANSWORTH CENTRE FOR YOUNG PEOPLE, NORTHWAY, RICKMANSWORTH, HERTFORDSHIRE, WD3 1EH for Hertfordshire County Council Youth Connexions

The Planning Officer reported that the Highways Officer had advised that the signs would not adversely affect visibility between vehicle drivers and pedestrian crossings and there are no highway safety issues identified.


Councillor Ann Shaw was not happy about the number of signs being placed on the railing and one would be plenty.  The sign should be placed closer to the end of the railings.


Councillor Chris Lloyd moved, seconded by Councillor Len Tippen, that the decision be delegated to Officers to discuss amendments with the applicant to secure omission of 1 sign and propose the reposting of the other sign but that planning permission be granted subject to these amendments.


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


RESOLVED:-


That the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that ADVERTISEMENT CONSENT BE GRANTED, subject to the following conditions:

C1
Standard advertisement conditions:

1) 
The period of the validity of this permission is for five years commencing from the date of the decision notice.

2)
No advertisement is to be displayed without the permission of the owner of the site or any other person with an interest in the site entitled to grant permission.

3)
No advertisement shall be sited or displayed so as to;

(a) 
Endanger persons using any highway, railway, waterway, dock, harbour or aerodrome (civil or military);

(b) 
Obscure, or hinder the ready interpretation of, any traffic sign, railway signal or aid to navigation by water or air; or

(c) 
Hinder the operation of any device used for the purpose of security or surveillance or for measuring the speed of any vehicle.

4)
Any advertisement displayed, and any site used for the display of advertisements, shall be maintained in a condition that does not impair the visual amenity of the site.

5)
Any structure or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a condition that does not endanger the public.

6)
Where an advertisement is required under these Regulations to be removed, the site shall be left in a condition that does not endanger the public or impair visual amenity.

Reason: To comply with the Town and Country Planning (Control of Advertisements) Regulations 2007 (as amended) and in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011).

C2
The advertisement hereby permitted shall be maintained in accordance with the following approved plans: TRDC001 (Location Plan), TRDC002 (Block Plan) and TRDC003 (Proposed Signs).

Reason: for the avoidance of doubt, in the proper interests of planning and visual amenities in accordance with the requirements of the Town and Country Planning (Control of Advertisement) Regulations 2007 (as amended), Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM3 and DM6 of the Development Management Policies LDD (adopted July 2013) and the Rickmansworth Town Centre Conservation Area Appraisal and Character Assessment (1993). 


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

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

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

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.

Post meeting note: Following discussions with the applicant, amended plans were submitted to omit one sign and re-site the second sign. As a consequence, Condition C2 was updated to:
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C2
The advertisement hereby permitted shall be maintained in accordance with the following approved plans: TRDC001A (Location Plan), TRDC002A (Block Plan), TRDC003A (Proposed Sign) and TRDC004A (Proposed Photo).
Reason: for the avoidance of doubt, in the proper interests of planning and visual amenities in accordance with the requirements of the Town and Country Planning (Control of Advertisement) Regulations 2007 (as amended), Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM3 and DM6 of the Development Management Policies LDD (adopted July 2013) and the Rickmansworth Town Centre Conservation Area Appraisal and Character Assessment (1993). 

CHAIRMAN
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