
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 18 August 2016   from 7.30pm to 8.55pm.
Present:
Councillors Chris Whately-Smith (Chairman) Chris Lloyd (Vice-Chairman), Diana Barber, Phil Brading, Marilyn Butler, Peter Getkahn, Stephen King, David Major, Debbie Morris.
Officers:
Joanna Bowyer, Claire Westwood, Denis Toomey, Terence Flynn, Sarah Haythorpe.
Apologises for absence were received from Councillors Alex Hayward, Reena Ranger and Ann Shaw OBE.
Also in attendance: Councillors Sara Bedford, Kemal Butt, Ralph Sangster, David Sansom and Parish Councillors Barbara Dickens and Owen Roe.
About 50 Members of the public.

P  C35/16
MINUTES


The Minutes of the Planning Committee meeting held on 21 July 2016 were confirmed as a correct record and were signed by the Chairman.
P  C36/16
NOTICE OF OTHER BUSINESS

The Chairman of the Committee advised that the application at agenda item 14a had not been available 5 clear working days before the meeting but was of sufficient urgency to be considered at the meeting to ensure the application could be determined as soon as possible.
P  C37/16
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 13 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
PC38/16
Consideration of Objections and Confirmation of Three Rivers (3 Shire Lane, Chorleywood) Tree Preservation Order 2016
The Committee noted the changes to the report template and the circulation of the objection letter to the Committee Members.




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



Councillor Debbie Morris asked if the trees were visible from the street.  The Landscape Officer advised that the trees were visible from the public footpath.


Councillor Phi Brading asked about the height of the trees and if a 30% reduction would impact on the street scene.  The Landscape Officer advised that the report and objection letter referred to reducing the trees to 7m in height.  30% regrowth could be removed from the crown of the tree but the tree would need to be viewed first.
Councillor Chris Whately-Smith, seconded by Councillor Stephen King, moved that the objection be noted but that the Three Rivers (3 Shire Lane, Chorleywood) Tree Preservation Order 2016 is confirmed without modification.

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

RESOLVED:


That the objection is noted but that the Three Rivers (3 Shire Lane, Chorleywood) Tree Preservation Order 2016 is confirmed without modification.
PC39/16
  

  

  

  
00/00579/FUL / 00/00580/FUL -   Revocation of Hazardous Substances Works at RICKMANSWORTH GASHOLDER SITE, WHARF LANE, RICKMANSWORTH, HERTFORDSHIRE, for Transco Plc 


Councillor Phil Brading, seconded by Councillor Debbie Morris, moved that the process be commenced to revoke the Hazardous Substances Consent.  The renovation would be the subject to confirmation by the Secretary of State even if it was unopposed.


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


RESOLVED:


  As the site is no longer used for the storage of the hazardous substances stipulated in the Hazardous Substances Consents (00/00579/FUL and 00/00580/FUL), the continuation of the Hazardous Substances Consent is no longer required. 


For these reasons, and those identified in the report, it is recommended that process is commenced to revoke the Hazardous Substances Consent.  The revocation will be subject to confirmation by the Secretary of State even if it is unopposed.

  P  C40/16
16/0854/FUL - Demolition of existing stables and barns and erection of six dwellings with associated access and landscaping works including new access at BATCHWORTH HEATH FARM AND LIVERY, BATCHWORTH HEATH, RICKMANSWORTH, HERTFORDSHIRE, WD3 1QB for Mr and Mrs Eric and Diana Price


In accordance with Council Procedure Rule 35 (B), Mr P Smith spoke against the application.



Councillor Debbie Morris said she had concerns with regard to highways matters.  The previous application had been refused but not on highways matters.  She referred to Page 14 of the report, Paragraph 4.1.7 with regard to the proposed vehicle trips during peak periods which would be significant.  There would be double the number of houses on site, doubling the traffic at peak times.  The Batchworth Heath junction was very well used.  The site was in the Greenbelt site and had not been included in the Council’s Local Plan. It was not sustainable and would have a severe impact on the openness of the Green Belt.


It was noted that Highways had raised no objection.

Councillor Phil Brading said the number of units had been reduced from 7 to 6. He asked what had changed to be able to make a different conclusion on traffic control as there was no support from the Highways Authority.


Members asked if details on the delivery times (to be outside of peak hours), delivery vehicle sizes could be included in Condition C3 to ensure adequate access and provision to address abnormal wear and tear to the access from London Road.


The Planning Officer advised there had been a reduction in properties as detailed in the table on Page 22 of the report, a large reduction in the footprint and the volume and area of hardstanding had been reduced.  

The Planning Officer advised that access to the cattery buildings, following the development, would be through an existing access to the south west of the site which was currently not being used. The fence panel could be taken down to allow access for the business to continue to function.  Condition C3 required a Construction Management Plan to be submitted but could be amended to reflect Members comments.

Councillor Chris Whately-Smith moved, seconded by Councillor Peter Getkahn, that subject to the completion of a Section 106 Agreement, Planning Permission be granted subject to the conditions and the updating of Condition C3 to require details of delivery times (to be outside of peak hours), details of delivery vehicle sizes to ensure adequate access, and provision to address abnormal wear and tear to the access from London Road and subject to the completion of a Section 106 agreement.

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


RESOLVED: 


That subject to the completion of a Section 106 Agreement, PLANNING PERMISSION BE GRANTED subject to the following conditions and subject to the completion of a Section 106 Agreement:
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: 

214648-201, 214648-202, 214648-203, 214648-204, 214648-205, 214648-206, 214648-207A, 214648-208A, 214648-209, 214648-210, 214648-211, 214648-212, 214648-213A, 214648-214, 214648-215, 214648-216A, 214648-217, 214648-218, 214648-219, 214648-220, 214648-221, 214648-222, 214648-223 and TRDC001 (Site Survey).
Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies CP1, CP2, CP3, CP4, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2, DM3, DM4, DM6, DM7, DM10, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).


C3
The development shall not begin until a Construction Management Plan has been submitted to and approved in writing by the Local Planning Authority. The Plan shall provide for:
i.         construction vehicle access including turning, and vehicle size details demonstrating that access from the highway of London Road to the application site would be achievable without detriment to other users and residents;
ii.         construction vehicle movements, including delivery hours which should avoid peak periods (0800 to 0930 and 1700 to 1800);
iii.        adequate provision to control, mitigate and address any abnormal wear and tear to the access from the highway of London Road to the application site;
iv.        parking arrangements for site operatives and visitors which should ensure that there would be no parking associated with construction on Batchworth Heath Common;
v.         dust control; and
vi.        
wheel washing facilities.
 
The approved Plan shall be implemented throughout the construction programme.
 
Reason: This is a pre commencement condition to provide an acceptable development and to minimise danger, obstruction and inconvenience to users of the highway and in the interests of amenity 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).
C4
No development shall take place until evidence in writing has been provided to the Local Planning Authority demonstrating that there is a right of access to the site from the highway of London Road for all purposes connected with the development permitted, lawfully, permanently and without restriction and the Local Planning Authority has confirmed in writing its receipt of such evidence establishing that right of way.

Reason: This is a pre commencement condition to ensure the approved development benefits from adequate access and parking provision and in the interests of highway 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
Notwithstanding the submitted details, no development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include:

· the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development

· details of all materials to be used for hard surfaced areas within the site

· details of the positions, design, materials and type of boundary treatment to be erected to the site which should not include gates to the access to Units 2-6.

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

Reason: This condition is a pre-commencement condition in the interests of visual amenity in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM6 of the Development Management Policies LDD (adopted July 2013).
C6
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.

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

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

C7
Prior to the commencement of development hereby permitted, plans and details of the proposed ground source heat pump shall be submitted to and approved in writing by the Local Planning Authority. The approved details and energy saving measures detailed within the submitted Energy Statement shall be implemented prior to occupation of the development and shall be permanently maintained thereafter.

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

C8
No works of site clearance, demolition or construction shall take place until the cattery buildings within and to the west of the application site on land within the control of the applicant (Building 9 as indicated on drawing 214648-221 shown to be removed on drawing2 214648-215 and 214648-222) have been removed from the site and the land restored in accordance with a scheme to scheme that has first been submitted to and agreed in writing by the Local Planning Authority.

Reason: This is a pre commencement condition in the interests of visual amenity and the openness of the Green Belt 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).
C9
Before any building operations above ground level hereby permitted are commenced, samples and details of the proposed external materials shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.

Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2, DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C10
The parking and turning spaces shall be constructed in accordance with the approved plans prior to the first occupation of any part of the development hereby permitted. The parking and turning spaces shall thereafter be kept permanently available for the use of residents and visitors to the site.

Reason: To ensure that adequate off-street parking and manoeuvring space is provided within the development so as not to prejudice the free flow of traffic and in the interests of highway safety on neighbouring highways and the character of the area in accordance with Policies CP1, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C11
The development shall not be occupied until a scheme for the separate storage and collection of domestic waste has been submitted to and approved in writing by the Local Planning Authority. Details shall include the siting, size and appearance of refuse and recycling facilities on the site. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities shall be retained permanently thereafter. 

Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance of such provision is satisfactory in compliance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2, DM10 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C12
Should they be required, detailed proposals for fire hydrants serving the development as incorporated into the provision of the mains water services for the development, whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of development. The development shall thereafter be implemented in accordance with the approved details prior to occupation of any building forming part of the development.

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

C13
Before the first occupation of the buildings hereby permitted the following windows shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed:

· the first floor windows to the south east elevation of Unit 4 serving the bedroom 4 

· the first floor windows to the north east elevation of Unit 5 serving the master bedroom and dressing room

The windows shall be permanently retained in that condition thereafter.

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

C14
Before the first occupation of Unit 6, the windows to the south east elevation of Unit 6 serving the en suite bathroom and bedroom 4 shall be installed at a minimum cill height of 1.7m above the internal floor level of the rooms in which the windows are installed. The windows shall be permanently retained in that condition thereafter.

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

C15
The development hereby permitted shall be carried out in accordance with the recommendations set out in the Batchworth Heath Farm Ecological Assessment (July 2015), prepared by Tyler Grange LLP.
Reason: In the interests of safeguarding protected species and to meet the requirements of Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C16
Immediately following the implementation of this permission, notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) no development within the following Classes of Schedule 2 of the Order shall take place.

Part 1

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

Class B - enlargement consisting of an addition to the roof

Class C - alteration to the roof

Class D - erection of a porch

Class E - provision of any building or enclosure

Class F - any hard surface

Part 2

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

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

Reason: To ensure adequate planning control over further development having regard to the limitations of the site and neighbouring properties and in the interests of the visual amenities of the Green Belt, the site and the area in general, in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2 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
All works required to be undertaken on the adjoining Highway will require an Agreement with Hertfordshire County Council as the Highway Authority. 

I4
In relation to biodiversity, the applicant is advised of the following:

· 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 last chick has fledged. 
· Soft landscaping - new trees and shrubs should be predominantly native species, particularly those that bear blossom and fruit (berries) to support local wildlife. Where non-native species are used they should be beneficial to biodiversity, providing a food source or habitat for wildlife. 
· Any external lighting scheme should be designed to minimise light spill, in particular directing light away from the boundary vegetation to ensure dark corridors remain for use by wildlife as well as directing lighting away from potential roost / nesting sites. 
· Biodiversity enhancements could be incorporated into the development proposal. These could be in form of bat and bird boxes in trees, integrated bat roost units (bricks and tubes) in buildings, refuge habitats (e.g. log piles, hibernacula) for reptiles at the site boundaries. These should be considered at an early stage to avoid potential conflict with any external lighting plans. Advice on type and location of habitat structures should be sought from an ecologist. 
I5
The applicant is advised of the following comments from Thames Water:

Surface Water Drainage - With regard to surface water drainage it is the responsibility of a developer to make proper provision for drainage to ground, water courses or a suitable sewer. In respect of surface water it is recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving public network through on or off site storage. When it is proposed to connect to a combined public sewer, the site drainage should be separate and combined at the final manhole nearest the boundary. Connections are not permitted for the removal of groundwater. Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. They can be contacted on 0800 009 3921. 
I6
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.
I7
The applicant is advised that the site is accessed across Batchworth Heath which is registered Common Land. Hertfordshire County Council as the Commons Authority advises that:
· As it is unlawful to obstruct public access to common land the track should not be fenced off from the rest of the common.
· The developer should ensure that they have the necessary private easements in place.

· If any works are required to the access track as part of the development these may require the permission of the Secretary of State for Defra under section 38 of the Commons Act 2006.  Usually resurfacing work is exempt from consent, but if the type of surface is to be altered (gravel to Tarmac, for example) or the extent of the track widened, consent would be needed.  More information is available on the Gov.uk website:  https://www.gov.uk/guidance/carrying-out-works-on-common-land.  

I8
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The applicant and the Local Planning Authority engaged in pre-application discussions and the Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments. This results in a form of development that maintains/improves the economic, social and environmental conditions of the District.
That in the absence of a completed satisfactory Section 106 agreement, PLANNING PERMISSION BE REFUSED for the following reason:–

R1
In the absence of an agreement under the provisions of Section 106 of Town and Country Planning Act 1990, the development would not contribute to the provision of affordable housing. The proposed development therefore fails to meet the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and the Affordable Housing Supplementary Planning Document (approved June 2011).

Informatives:


I1
The Local Planning Authority has been positive and proactive in considering 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. Whilst the applicant and the Local Planning Authority discussed the scheme during the course of the application, the proposed development, as amended, fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.
PC41/16
16/1167/FUL – CONSTRUCTION OF ALL-WEATHER PLAYING FIELD AND ERECTION OF FENCING AND FLOODLIGHTING at Rickmansworth Sports Club, Park Road, Rickmansworth, WD3 1HU for Rickmansworth Sports Club
The Planning Officer reported that during the course of the application further details regarding materials and a construction method statement had been provided.  As such, Conditions C3 and C7 (pages 51-52) should be updated to require that the development was carried out in accordance with the approved details.

In addition, comments had been received from HCC as Lead Local Flood Authority.  They raised some initial concerns in relation to the application, however, following further discuss and consideration of the proposal they raise no objection to the proposal on flood risk grounds subject to a condition requiring the submission of details of a surface water drainage scheme.  As such, Condition C8 on page 52 should be updated and an additional condition in relation to SuDS maintenance would also be required.

C3 - Materials

The development should be carried out using short pile sand dressed polyethylene green carpet and in accordance with the details as have been approved in writing by the Local Planning Authority as stated on the application form and shown on the approved plans; and no external materials shall be used other than those approved. 

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

C7 – Construction Management Plan

The development shall be carried out in accordance with the updated Construction Method Statement received 15 August 2016.  The approved Construction Method Statement shall be adhered to throughout the construction period. 

Reason: 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).

C8 – Drainage Strategy

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

The scheme shall also include:

-Results of infiltration tests in accordance with BRE Digest 365 must be provided.

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

Reason: This is a pre-commencement condition to prevent the increased risk of flooding, both on and off site in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013). 

C9 - SuDS Maintenance

No development shall take place until details of the implementation, maintenance and management of the Sustainable Drainage Scheme approved in accordance with condition C8 have been submitted to and approved by the Local Planning Authority. The scheme shall be implemented and thereafter managed and maintained in accordance with the approved details. Those details shall include:

i.     a timetable for its implementation, and

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

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


Councillor Phil Brading moved, seconded by Councillor Marilyn Butler, that subject to no material considerations being raised, planning permission be granted subject to conditions and subject to amendment of Condition C3 to refer to submitted materials, Condition C7 to refer to updated Construction Management Plan, Condition C8 to require submission of details drainage strategy and implementation and an additional condition to require maintenance of the drainage provision.
Councillor Chris Lloyd said there had been significant flooding in the area and he asked if a condition could be added to cover this.  The Planning Officer said that details of the management of the drainage scheme would be required by condition.
On being put to the Committee the motion was declared CARRIED the voting being unanimous.


RESOLVED:




That subject to no new material considerations being raised, 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, TRDC002, 1041/1A, Edge Detail, Proposed Elevations, Proposed Drainage Plan, 1213/02, Folding Floodlighting Columns, Path Detail, Bund Detail. 

Reason:  For the avoidance of doubt and in the proper interests of planning in accordance with Policies CP1, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2, DM6, DM8, DM9, DM11, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C3 
The development should be carried out using short pile sand dressed polyethylene green carpet and in accordance with the details as have been approved in writing by the Local Planning Authority as stated on the application form and shown on the approved plans; and no external materials shall be used other than those approved. 

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

C4
The external floodlights hereby permitted shall not be used before 9am or after 9.30pm.


Reason: In the interests of the visual amenity of the Metropolitan Green Belt and landscape, wildlife and residential amenity 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).

C5
All recommendations in the submitted Ecological Assessment dated 18 June 2013 shall be implemented and adhered to on site for the duration of works. 


Reason: In the interests of safeguarding protected species and to meet the requirements of Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013)

C6

The development shall be carried out in accordance with the updated Construction Method Statement received 15th August 2016.  The approved Construction Method Statement shall be adhered to throughout the construction period. 


Reason: 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 development shall take place until a detailed surface water drainage scheme for the site, based on sustainable drainage principles and an assessment of the hydrological and hydro- geological context of the development has been submitted to and approved in writing by the local planning authority. The drainage strategy should demonstrate the surface water run-off generated up to and including the 1 in 100 year + 40% for climate change critical storm will not exceed the run-off from the undeveloped site following the corresponding rainfall event. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed and maintained thereafter. 

The scheme shall also include:

-Results of infiltration tests in accordance with BRE Digest 365 must be provided.

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

Reason: This is a pre-commencement condition to prevent the increased risk of flooding, both on and off site in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013). 
C8 – 
No development shall take place until details of the implementation, maintenance and management of the Sustainable Drainage Scheme approved in accordance with condition C8 have been submitted to and approved by the Local Planning Authority. The scheme shall be implemented and thereafter managed and maintained in accordance with the approved details. Those details shall include:

i.        a timetable for its implementation, and

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

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

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
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.
PC42/16
16/1368/FUL - Demolition of garages and erection of 2 detached houses, addition of 2 flats to the top floor of the existing flat block and refurbishment of the existing flat block with associated works to landscape, access, parking and service arrangements at THE LIMES, 9 EASTBURY AVENUE, NORTHWOOD, HA6 3LB for The Limes (Northwood) Management Ltd
The Planning Officer reported that following publication of the Committee report, amended plans had been submitted by the applicant which had now removed the rooflights to the detached dwelling on Plot 1. This would not cause the development to have any greater impact than the initially submitted proposal.

To reflect these details, Condition C2 on page 81 should be updated to refer to the revised plan numbers, and Condition C8 on page 83 should be updated to refer only to rooflights to Plot 2. 

Hertfordshire Ecology had no objection to the application but had requested informatives on any consent regarding bats and tree removal. 


An additional informative should therefore be included regarding biodiversity.


In accordance with Council Procedure Rule 35 (B), Mr Denman spoke against the application and Mr J Seabrook spoke in favour of the application.


Councillor Debbie Morris said Policies CP12 and DM1 protected residential amenity.  The previous application was rejected due to the height and length, siting and separation distance. The height and depth had been reduced but 2 of the 4 reasons for refusal remained valid.  The flank elevation of the proposed dwelling on Plot 1 would be approximately 13.5m from the front elevation of 1 Holbein Gate at ground floor level and 15.1m from the first floor front elevation.  With regard to No1 Holbein Gate the front elevation contained 4 habitable rooms and under policy guidelines the rooms should be protected but they would face onto the flank of the proposed dwelling.

Local Ward Councillor Kemal Butt said permitted development rights should be removed, a water table survey be conducted and the trees must be properly researched.


The Planning Officer advised that permitted development rights would be removed as detailed in Condition C14.  With regard to flooding no specific assessment had been undertaken but Condition 19 covered the disposal of water discharge from the site.  On the tree roots, settlement was a civil matter.  Condition C10 (landscaping) did not cover tree roots growing at the current time.

Councillor Debbie Morris moved refusal, seconded by Phil Brading, on the grounds of the impact of the proposed dwelling on Plot 1 to the amenity of the neighbour at 1 Holbein Gate.


On being put to the Committee the motion was declared CARRIED the voting being 6 For, 0 Against and 3 Abstentions.


RESOLVED:


That Planning Permission be REFUSED for the following reason:

The proposed development by reason of the siting, bulk, mass, scale and design of the detached dwelling on Plot 1 together with the separation distance would result in an overbearing, overdominant and unneighbourly form of development to the neighbour at 1 Holbein Gate causing an increased sense of enclosure to the detriment of the residential amenities of the occupiers of this dwelling. The development would therefore be contrary to Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

PC43/16
16/1236/FUL – Demolition of existing detached bungalow and erection of two-storey detached dwelling with basement level and alterations to frontage at 8 GROVEWOOD CLOSE, CHORLEYWOOD, WD3 5PU for Mr and Mrs Shurville
A Bat Survey and Ecological Mitigation Strategy had been submitted.  Hertfordshire Ecology had confirmed that the submitted documents provide the LPA with enough information to approve the application subject to an appropriately worded condition.


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

Chorleywood Parish Council said the new dwelling would not be in keeping with the character and appearance of the neighbouring properties as detailed under policy GEN1 and GEN3.  The Planning Officer advised that GEN1 and GEN3 were old policies and had been replaced with DM1 and Appendix 2.

Councillor Peter Getkahn moved, seconded by Councillor Chris Whately-Smith, that subject to receipt of an acceptable Bat Survey and no new material considerations being raised planning permission be granted, subject to conditions and an additional condition to require works in accordance with ecological statement.  He advised the new property would provide a diverse mix of housing.

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


RESOLVED:



That subject to receipt of an acceptable Bat Survey and no new material considerations being raised PLANNING PERMISISON 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: SLP-01, SLP-02, E-01, E-02, E-03, P-01, P-02 Rev A, P-03 Rev A, P-05 Rev A, P-06 Rev A, P-07 Rev A, P-08 Rev A, P-09 Rev A.



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

C3
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.

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



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

C4
Before any building operations above ground level hereby permitted are commenced, samples and details of the proposed external materials shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.

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

C5
The hardstanding to the frontage shall not be laid until details of the disposal of surface water from the parking area and access have been submitted to and approved in writing by the Local Planning Authority. The parking area shall not be brought into use until the works for the disposal of surface water have been constructed in accordance with the approved details and these shall be maintained as such thereafter.


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


C6
Before the first occupation of the building hereby permitted the windows in the first floor flank elevations shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed. The windows shall be permanently retained in that condition thereafter.



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


C7
The development hereby permitted shall be implemented in accordance with the details of the submitted Energy Statement. The approved details shall be implemented prior to the first use of the development and permanently maintained thereafter.



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


C8
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 Class of Schedule 2 of the Order shall take place.



Part 1



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



No development of the above class 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).


C9
Ecological statement

Prior to the commencement of the development, (including demolition, ground works and vegetation clearance) hereby approved, follow-up roost characterisation surveys  (i.e. dawn emergence / dusk re-entry surveys) should be undertaken during May- September (inclusive) to determine whether bats are roosting and, should this be the case, the outline mitigation strategy should be modified as appropriate based on the results and then be submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in accordance with these approved details.

Reason: To ensure the continued ecological functionality of bats and their roosts is maintained in accordance with European and National legislation 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).

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

I4
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).

I5
The applicant is advised that the requirements of the Party Wall Act 1996 may need to be satisfied before development commences.
PC44/16
16/1398/FUL - Construction of 48 residential apartments with car parking, open space, landscaping and associated works, at FORMER GAS WORKS, WHARF LANE, RICKMANSWORTH, HERTFORDSHIRE, WD3 1HA for St William Homes LLP
The Planning Officer reported that one further letter of objection had been received, this reiterates the objections already summarised in the committee report at 4.2.5 (page 127) but raises particular concerns regarding flooding and contamination.  

Flood risk and contamination are covered in the report at 7.11 (from page 145). After reviewing the submitted Flood Risk Assessment and Land Contamination and Remediation Statement, the Environment Agency have advised that subject to conditions there would be no objection to the development on these matters. However, the conditions would require provision of further reports in relation to contamination to further identify any need for additional mitigation measures and to identify arrangements for future monitoring of the effectiveness of remediation and ongoing monitoring of contamination. These would be reviewed and agreed by the Environment Agency to ensure that possible risks were adequately managed. The submitted Flood Risk Assessment takes into account climate change allowances. 

The Committee report does not specifically address why contaminants would not be removed from the site, however, this is addressed in the submitted Land Contamination and Remediation Statement which advises that encapsulation of contamination will remove risks to the community from transporting or handling contaminated soil and will reduce the risk of a pollution incident through unnecessary remediation measures disturbing contaminated soil or structures. 

We had also received further correspondence from an objector enclosing a copy of a recently published Judicial Review between Lensbury Limited and Richmond-Upon-Thames London Borough Council.  The covering email raises concerns regarding the impact of the development, including impact on the Green Belt.  As members will be aware, Green Belt policy is set out within Core Strategy Policy CP11 and Policy DM2 of the Development Management Policies LDD which reiterated national guidance contained within the NPPF.  The application site is not within the Green Belt.  Whilst there would be views of the development from the Green Belt, it is not considered to result in demonstrable harm.  The impact of the development on the character and appearance of the area has been fully assessed as set out in the committee report.


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

Councillor Phil Brading asked if Officers could respond to Mrs Harper’s comments with regard to the water table during construction.
Councillor Chris Lloyd said the design was better and welcomed the various details on flooding and contamination provided.  He believed the site could be seen in the Green Belt and in Croxley Green.  He was unclear on what grounds the application could be refused but the development would make an impact.  He thought the proposal was an improvement and that residents’ concerns had been addressed.

Local Ward Councillor David Sansom said he could not see any difference between this application and the previous refused application.  Why was affordable housing not viable, had the water concerns been addressed and piling works could lead to pollution.

The Planning Officer said with regards to affordable housing, it was not viable at the current time but within the Section 106 agreement there was a mechanism to consider the viability in the future as detailed on Page 131 of the report.  This would overcome previous reason for refusal R2.  In relation to R1, Members were advised that a number of changes had been made to Building A and B, including a reduction to the upper ridge width, creation of stepped ridge lines and reduction in size and number of dormer windows to overcome the reason for refusal.
Local Ward Councillor Ralph Sangster said residents still had concerns about the development.  In the Local Plan the site had been allocated for 20 plus dwellings whereas this application was for significantly more.  The proposed parking would create even more problems locally.

Councillor Chris Whately-Smith, seconded by Councillor Debbie Morris, moved that subject to no new material considerations being raised, planning permission be granted subject to conditions and subject to the completion of a Section 106 agreement.

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


RESOLVED:


That subject to no new material considerations being raised, PLANNING PERMISSION BE GRANTED subject to the following conditions and subject to the completion of a Section 106 Agreement:

C1
Time Limit



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



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


C2
Plan Numbers



4597 3 002 B (Site Location Plan)




4597 2 107 A (Front elevation in context)




4597 3 108 A (Rear elevation in context)




4597 3 100 A (Site and Ground Floor Plan)




4597 3 101 A (Block A Ground floor plan)




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




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




4597 3 104 A (Block B Ground floor plan)




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




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




4597 3 109 A (Block A Flank Elevations)




4597 3 111 A (Sections)




4597 3 110 A (Block B Flank Elevations)




1401/002 L (Landscape Masterplan)



8436/02 A (Tree Protection Plan)





Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies PSP1, CP1, CP2, CP3, CP4, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 201) and Policy SA1 of the Site Allocations Local Development Document (adopted November 2014).


C3
Materials


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



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

C4
Boundary Details
A plan indicating the positions, design, materials and type of all boundary treatment to be erected shall be submitted to and approved in writing by the Local Planning Authority.  This should include details of appropriate ‘wildlife gaps’ in the rear (eastern) boundary adjacent to Elms Lake.  The boundary treatment shall be erected prior to occupation and carried out and maintained in accordance with the approved details. 



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

C5
Levels



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


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

C6
Obscure Glazing



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



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


C7
Vehicular Access - Upgrade



Prior to the occupation of the development hereby permitted the vehicular access (indicated for improvement on drawing number 4597 3 100 A (Site and Ground Floor Plan) shall be upgraded to the satisfaction of the Highways Authority in accordance with details to be first submitted and approved in writing by the Local Planning Authority.  The submitted details should include details of access arrangement geometries (including width, gradients and kerb radii) and the arrangements for surface water drainage to be intercepted and disposed of separately so that it does not discharge from or onto the highway carriageway.  The development shall be carried out and maintained in accordance with the approved details.
Reason: To ensure satisfactory access into the site and avoid carriage of extraneous material or surface water from or onto the highway and to meet the requirements of Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

C8

Access/Parking – to be laid out
Prior to the first occupation of the development hereby permitted the proposed access, on-site car and cycle parking , servicing/ loading area shall be laid out, demarcated, leveled, surfaced and drained in accordance with the approved plan 4597 3 100 A (Site and Ground Floor Plan) and shall be retained thereafter for that specific use.
Reason: To ensure the permanent availability of the parking and maneuvering area in the interests of highway safety and to meet the requirements of Policies CP10 and CP12 of the Core Strategy and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C9

Travel Plan

Prior to the occupation of the development hereby permitted a Travel Plan shall be submitted to and approved in writing by the Local Planning Authority.  The Travel Plan shall accord with the Hertfordshire County Council document Hertfordshire’s Travel Plan Guidance for Business and Residential Development.  The Travel Plan shall be implemented following its written approval.
Reason: To ensure that the development is as sustainable as possible and to meet the requirements of Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM10, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).
C10
Parking Permits
Prior to the occupation of the development hereby permitted arrangements shall be submitted to and approved in writing by the Local Planning Authority and be put in place to ensure that, with the exception of disabled persons, no resident of the development shall obtain a resident's parking permit within any controlled parking zone which may be in force in the area at any time. 

Reason:  In the interests of visual amenity and to encourage use of sustainable modes of travel in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).
C11
Parking Management Strategy 

The development hereby permitted shall be carried out and occupied in accordance with the Parking Management Strategy (30686/D4D) prepared by Transport Planning Practice and dated August 2016.
Reason: To ensure that the development is as sustainable as possible and to meet the requirements of Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).
C12
Landscaping – Details

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

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

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

C13
Landscape management plan – Details

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

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

C14
Tree protection scheme- Details
The protective measures, including fencing, shall be undertaken in accordance with the details as shown on approved plan 8436/02 A (Tree Protection Plan) before any equipment, machinery or materials are brought on to the site for the purposes of development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made.  No fires shall be lit or liquids disposed of within 10.0m of an area designated as being fenced off or otherwise protected in the approved scheme.

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

C15
Landscape & Ecological Management Plan (LEMP)
A Landscape and Ecological Management Plan (LEMP) shall be submitted to, and approved in writing by, the Local Planning Authority prior to the commencement of the development. The LEMP should include the following: 
a. A description and evaluation of the features to be managed. 
b. Ecological trends and constraints on site that might influence management. 
c. Aims and objectives of management. 
d. Appropriate management options for achieving aims and objectives. 
e. Prescriptions for management actions. 
f. Preparation of a works schedule (including an annual work plan capable of being rolled forward over a five-year period). 
g. Details of the body or organisation responsible for the implementation of the plan. 
h. Ongoing monitoring and remedial measures. 
The LEMP should also include details of the legal and funding mechanism(s) by which the long-term implementation of the plan will be secured by the developer with the management body(s) responsible for its delivery. 
Reason: This is a pre commencement condition to maintain wildlife habitat and to meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C16
Lighting 
Prior to occupation, a lighting design strategy for biodiversity for the northern part of the site (including the new planting areas and water feature) should be submitted to and approved in writing by the Local Planning Authority. The strategy shall show how and where external lighting will be installed (through the provision of appropriate lighting contour plans and technical specifications) so that it can be clearly demonstrated that areas to be lit will not disturb or prevent species associated with Elms Lake such as bats, birds and invertebrates.  The approved strategy should be implemented prior to the occupation of the development and should be permanently maintained as such thereafter. 


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


C17
Flood Risk Assessment



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

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

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

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

Reason: To ensure that sufficient floodplain storage is provided to ensure no increase in off-site flood risk and that residents are protected from flooding and have safe access to and from the site during a flood event in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).
C18
Drainage Strategy

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

1. Detailed engineered drawings of the proposed SuDS features including their size, volume, depth and any inlet and outlet features including any connecting pipe runs.
2. Final detailed management plan to include arrangements for adoption and any other arrangements to secure the operation of the scheme throughout its lifetime.
3. Detailed surface water run-off and volume calculations to ensure that the site has the capacity to accommodate all rainfall events up to 1:100 year plus climate change.
4. Assessment of the use of permeable paving in order to provide a water quality benefit.
Reason: To prevent flooding by ensuring the satisfactory storage of and disposal of surface water from the site in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).
C19
SuDS Maintenance
No development shall take place until details of the implementation, maintenance and management of the Sustainable Drainage Scheme approved in accordance with condition C18 have been submitted to and approved by the Local Planning Authority. The scheme shall be implemented and thereafter managed and maintained in accordance with the approved details. Those details shall include:

i.        a timetable for its implementation, and

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

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

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

1. A preliminary risk assessment which has identified: 

• all previous uses 

• potential contaminants associated with those uses 

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

• potentially unacceptable risks arising from contamination at the site 
2. A site investigation scheme, based on (1) to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site.

3. The results of the site investigation and detailed risk assessment referred to in (2) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken. 
4. A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in the remediation strategy in (3) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action. 

The scheme shall be implemented as approved.
Reason: This is a pre commencement condition to protect sensitive groundwater supplies and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 
C21
Verification Report

No occupation of any part of the permitted development shall take place until a verification report demonstrating completion of works set out in the approved remediation strategy and the effectiveness of the remediation shall be submitted to and approved, in writing, by the Local Planning Authority. The report shall include results of sampling and monitoring carried out in accordance with the approved verification plan to demonstrate that the site remediation criteria have been met. 
Reason: To protect sensitive groundwater supplies and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 
C22
Long Term Monitoring & Maintenance Plan

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

Reason: This is a pre commencement condition to protect groundwater from pollution and/or further deterioration and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).
C23
Contamination not previously identified
If, during development, contamination not previously identified is found to be present at the site then no further development shall be carried out until the developer has submitted a remediation strategy to the Local Planning Authority detailing how this unsuspected contamination shall be dealt with and obtained written approval from the Local Planning Authority. The remediation strategy shall be implemented as approved. 

Reason: To protect sensitive groundwater supplies and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 
C24
Infiltration of Surface Water Drainage
No infiltration of surface water drainage into the ground at this site is permitted other than with the express written consent of the Local Planning Authority, which may be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk to controlled waters. The development shall be carried out in accordance with the approved details. 

Reason: To protect sensitive groundwater supplies and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 
C25
Piling
Piling or any other foundation designs using penetrative methods shall not be permitted other than with the express written consent of the Local Planning Authority, which may be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk to groundwater. The development shall be carried out in accordance with the approved details. 

Reason: To protect sensitive groundwater supplies and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 
C26
Fire Hydrants
Detailed proposals for fire hydrants serving the development as incorporated into the provision of the mains water services for the development, whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus, shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development. The development shall thereafter be implemented in accordance with the approved details prior to occupation of any building forming part of the development.

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

C27
Site Waste Management Plan (SWMP)


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


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


C28
C-Plan
The development shall not be occupied until the energy saving and renewable energy measures detailed within the C-PLAN assessment submitted as part of the application are incorporated into the approved development.


Reason: To ensure that the development meets the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM4 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and to ensure that the development makes as full a contribution to sustainable development as possible.
C29
Rooflights – Cill Height
The flank rooflights hereby permitted shall be positioned at a minimum internal cill height of 1.7m above the internal floor level.

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

C30
Construction Traffic Management Plan


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

a. Construction vehicle numbers, type, routing; 

b. Traffic management requirements; 

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

d. Siting and details of wheel washing facilities; 

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

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

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

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

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

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

C31
Swept Path Assessments

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

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

C32
Safety Audits

Prior to the commencement of the development hereby permitted a Stage 1 Road Safety Audit, for the proposed highway improvements and access junction shall be completed and submitted for approval by the Highway Authority. The development shall be carried out in accordance with the approved details.
Reason: This is a pre commencement condition in the interests of highway safety in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM10 of the Development Management Policies LDD (adopted July 2013).

Informatives:


I1
General Advice:



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



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

I2
Control of Pollution Act:



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


I3
Positive & Proactive Statement:



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

I4
Environment Agency – Advice to Applicant:



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

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

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

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

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

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

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

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

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

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

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

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

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

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

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


I6
Hertfordshire Highways – Advice to Applicant:

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

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

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


I7
National Grid: 



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


I8
Secured By Design: 

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

b. Into parts of a building containing flats from outside

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

Achieving the Secured by Design award meets the requirements of Approved Document Q (ADQ).

That subject to no new material planning considerations being raised, in the absence of a completed satisfactory Section 106 agreement, PLANNING PERMISSION BE REFUSED for the following reason:
R1
In the absence of an agreement under the provisions of Section 106 of Town and Country Planning Act 1990, the development would not contribute to the provision of affordable housing. The proposed development therefore fails to meet the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and the Affordable Housing Supplementary Planning Document (approved June 2011).

Informatives:


I1
The Local Planning Authority has been positive and proactive in considering 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. Whilst the applicant and the Local Planning Authority discussed the scheme during the course of the application, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.

PC45/16
16/1536/FUL - Two storey side and rear extension, extension to drive, creation of raised decking, at 97 Kindersley Way, Abbots Langley for Mr and Mrs Leigh Frost
The Landscape Officer had provided comments regarding the proposed scheme and raised no objections. However it was suggested to in include a Tree Protection Scheme condition and Method Statement condition to any consent. 

Abbots Langley Parish Council also had no objections to the development.

Councillor Chris Lloyd, seconded by Councillor David Major moved that subject to no new material considerations being raised planning permission be granted subject to conditions with additional conditions requiring Tree Protection Scheme and Arboricultural Method Statement. 
On being put to the Committee the motion was declared CARRIED the voting being unanimous.



RESOLVED:
That subject to no new material considerations being raised 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 plan: 1151/SK100A. 


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

C3
Unless specified on the approved plans, all new works or making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building.

Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C4
Before the first occupation of the extensions hereby permitted the windows on the south western flank elevation of the proposed two storey side extension shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed. The windows shall be permanently retained in that condition thereafter.

Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C5
Prior to occupation of the development hereby permitted, details of screening to a height of 1.8m as measured from the surface of the raised decking to be erected to the north east of the decking shall be submitted to and approved in writing by the Local Planning Authority. The screening shall be erected prior to occupation in accordance with the approved details, and maintained as such thereafter.

Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C6
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. The plans and the particulars shall be prepared in accordance with BS: 5837 (2012) "Trees in relation to design, demolition and construction". 

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

Reason: To protect the visual amenities of the trees, area and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C7
No development or other operation shall commence on site until a method statement has been submitted to and approved in writing by the Local Planning Authority.  This method statement shall include details of timetables of works, method of demolition, removal of material from the site, importation and storage of building materials on the site, details and depths of underground service routes, methods of excavation and construction methods, in particular where they lie close to trees. The construction methods to be used shall ensure the retention and protection of trees, shrubs and hedges growing on or adjacent to the site. The development shall only be implemented in accordance with the approved method statement.  

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

Reason: This is a pre-commencement condition to protect the visual amenities of the trees, area and to meet the requirements of Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
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
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
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).
PC46/16
16/1119/FUL – Demolition of utility room and construction of a single storey rear extension, at 15 BRIDGE ROAD, HUNTON BRIDGE, WD4 8RQ, for Mr Eduado Queralto


Councillor Peter Getkahn, seconded by Councillor Phil Brading moved that planning permission be granted subject to conditions.


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

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: 1985-1 and 1985-3 Rev A

Reason: For the avoidance of doubt and in the proper interests of planning and to safeguard the character and appearance of the Conservation Area, in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM6, DM8, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Hunton Bridge Conservation Area Appraisal (2008). 

C3
Unless specified on the approved plans, all new works or making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building.
  Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C4 
Notwithstanding the provisions of the Town and Country (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification), no windows/dormer windows or similar openings [other than those expressly authorised by this permission] shall be constructed in the elevations or roof slopes of the extension hereby approved.

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

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