
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 21 July 2016   from 7.30pm to 8.53pm.
Present:
Councillors Chris Whately-Smith (Chairman) Chris Lloyd (Vice-Chairman), Diana Barber, Phil Brading, Marilyn Butler, Peter Getkahn, Major, Debbie Morris, Reena Ranger and Ann Shaw OBE.
Officers:
Joanna Bowyer, Rob Morgan, Terence Flynn, Sarah Haythorpe.
Apologises for absence were received from Councillors Alex Hayward and Stephen King

Also in attendance: Parish Councillors David Reece and John Gell, Sarratt Parish Council and Parish Councillor Jean Bowman, Abbots Langley Parish Council. 
About 20 Members of the public.

P  C25/16
MINUTES


The Minutes of the Planning Committee meeting held on 30 June 2016 were confirmed as a correct record and were signed by the Chairman.
P  C26/16
NOTICE OF OTHER BUSINESS

The Chairman of the Committee advised that the application at agenda item 11 had been withdrawn.
P  C27/16
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 10 as a Member of the Parish Council (as detailed under item 4 on the agenda) but would be entitled to stay and vote as he:
·  has an open mind about the application

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

·  can deal with the application fairly and on its merits at Committee

Councillor Debbie Morris declared a prejudicial interest in agenda item 9 (16/1077/FUL – Part single storey and part two storey side and rear extension, internal alterations and alterations to fenestration at 98 WOLSEY ROAD, MOOR PARK, NORTHWOOD, HA6 2ED for Mr Sibtain Lalji) as she knew the objector to the application and left the meeting during the consideration of the application.

Councillor Reena Ranger declared a prejudicial interest in agenda item 9 (16/1077/FUL – Part single storey and part two storey side and rear extension, internal alterations and alterations to fenestration at 98 WOLSEY ROAD, MOOR PARK, NORTHWOOD, HA6 2ED for Mr Sibtain Lalji) as she knew the applicant and left the meeting during the consideration of the application.
PC28/16
Consideration of Objections and Confirmation of Three Rivers (The Old Rectory, The Green, Sarratt) Tree Preservation Order 2016

Councillor Ann Shaw said having been on the site visit, the tree was certainly not worthy of being retained and should be taken down and a new tree planted nearer to the boundary.  She moved, seconded by Councillor Marilyn Butler, that the Three Rivers (The Old Rectory, The Green, Sarratt) Tree Preservation Order 2016 be not confirmed.


Councillor Marilyn Butler said the area was congested with trees and the tree should be removed to allow more light.

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

RESOLVED:


that the Three Rivers (The Old Rectory, The Green, Sarratt) Tree Preservation Order 2016 is not confirmed.
PC29/16
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
The Planning Officer reported that the Landscape Officer had raised no objection to the application subject to conditions to require a tree protection scheme to protect the mature Oak tree at the north east of the site. This is included as Condition 5 on page 28.

Hertfordshire Ecology had raised no objection to the proposal but advised that the mitigation measures proposed in the Ecological Assessment should be secured by condition on any consent. This would be required by Condition C14 on page 29.
The Conservation Officer had no objection to the proposed development which would not be considered to adversely affect the Conservation Area. 

On page 25 of the report, paragraph 7.14.2 referred to tracking details for refuse vehicles. Plans had now been provided to demonstrate turning for 11.5m long vehicles within the site which would be adequate and there would no longer be a requirement for a communal area for refuse storage adjacent to the access. However, Condition C10 would remain relevant to require details of provision for the individual properties.

In relation to affordable housing referred to at 7.12 on page 23 onwards, the viability review had now been received indicating that the required affordable housing contribution would be viable. A Section 106 agreement to secure the full required contribution was being progressed to secure this. 

With regard to access to the site, Hertfordshire County Council as the Commons Authority had confirmed that they would have no objection to use of the section of the access which runs between London Road and 2 Batchworth Heath which was part of the registered common of Batchworth Heath to access the site. However, they had provided advice regarding restrictions on use of the access to ensure that there would be no obstruction, and that any necessary private easements are in place and an additional informative was therefore suggested to advise the applicant of this. 

In addition, the Three Rivers Estates team had advised that while ownership of the access road was unregistered, it did appear to be owned by TRDC, who had historically been maintaining it. It was not currently clear regarding whether there are existing rights of vehicular access, and an additional condition is suggested to ensure that these are demonstrated prior to any development taking place. Development would not result in any obligation on the Council for future maintenance of the access. 

Councillor Ann Shaw said the development being proposed now had architectural merit.  She asked if the drainage had been addressed and if the cattery was within the site, and if not what were the future plans for this area. The Planning Officer advised that Thames Water had raised no objection .  No details had been provided on the drainage as it would be agreed as a private matter and was not a requirement for the planning application.  The cattery was partly within the application site, the L shaped run would be removed but the horseshoe shaped run would remain.
While there would remain some traffic movements to the cattery, there would no longer be traffic movements to the 50 stables.

With regard to the access road, Councillor Ann Shaw was anxious that the heath could be damaged and it should be protected.  What was meant by the report which stated that the site was remote and journeys would be short? The Planning Officer advised that the short journeys referred to local town centres.  With regard to the access road, Condition C3 required a construction management plan to be provided and within the management plan no construction traffic would be able to park on the heath.  The parking for the site as part of the proposed development met the parking standards and the access road for already existed for the other properties on the site and it would be difficult to include restrictions.
Councillor Phil Brading asked if any bylaws were in force with regard to parking on the Batchworth Heath.  The Planning Officer advised she was not aware of any.  

Councillor Peter Getkahn said there would be a change in the type of traffic using the access road and there should be restrictions in place to prevent parking on the heath.  He also asked that the development should not become a gated community.  The Planning Officer advised that it would be difficult to enforce against parking outside of the site as it could come from other sites, but an informative could be added for the management company.

Councillor Reena Ranger said this site was in the Green Belt in close proximity to the Conservation Area.  She said before the Committee made a decision, it would be beneficial to go on a site visit so that Members can be informed on the Green Belt issues and highways concerns.  She moved that the application be deferred for a site visit, seconded by Councillor Debbie Morris. 
On being put to the Committee the motion was declared CARRIED the voting being 7 For, 1 Against and 2 Abstentions.

Members asked if the wording for Condition C3 could reconsidered by Officers.


RESOLVED:


That the application be DEFERRED for a site visit.

  P  C30/16
16/0901/RSP - Part Retrospective: Increase ridge height of garage roofs on nos. 1 and 3; alterations to fenestration including replacement windows with French doors; installation of access hatches to roofs , at 1-3 HOLLOWTREE MEWS, CROXLEY GREEN, HERTFORDSHIRE for Mr Ben Smith


Councillor Phil Brading said the Committee had visited the site and looked at the development from the front and rear gardens and from 25 New Road which backed onto plot 3.  No 25 had been impacted by the development.   Changes proposed for this application were fairly minor, to increase the garage heights by  0.5 and 0.4 metres respectively, french doors onto the back garden and the roof hatches provided.  There had been a history of planning applications for this site, which included roof form changes within application 15/2110/RSP which have had a severe visual impact and are visible from the Conservation Area.  The Conservation Officer had said there would be no negative impact on views from the Conservation Area.  He made reference to the Parish Council comments on Page 36 of the report.  He said you would be able to see the hatches above the ridge of each house.  He could not support the officer recommendation to approve permission.


The Chairman of the Committee said the roof hatches were very visible but were not shown on the elevations.  The report stated they would not impact on Conservation Area or Streetscence and he could not see a reason to justify refusal.  



Councillor Ann Shaw agreed with the comments made by Councillor Brading but could not see any grounds for refusal.  



The Chairman of the Committee moved, seconded by Councillor Debbie Morris, the recommendation that part retrospective permission be granted to have effect from the date on which the development was carried out and was subject to conditions.


Councillor Chris Lloyd said he would abstain from voting.  If the application went to appeal the Council would lose the appeal and residents would be given false hope. 



On being put to the Committee the motion was declared CARRIED the voting being 5 For, 0 Against and 5 Abstentions.


RESOLVED: 

That PART RETROSPECTIVE PERMISSION BE   GRANTED and has effect from the date on which the development was carried out and is subject to the following conditions:
C1
Plans
The development hereby permitted shall be carried out and maintained in accordance with the following approved plans: 5192/PL/LP Rev. A, 5192/PL/02 Rev. L, 5192/PL/03 Rev. N and 5192/PL/04 Rev. P.



Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies CP1, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM6, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Croxley Green Conservation Area Appraisal (1996).


C2
Materials



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 approved pursuant to condition 3 of planning permission 14/0346/FUL as agreed by the Local Planning Authority on 30 September 2014 (14/1601/DIS).



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 Policies DM1, DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C3
Removal of Permitted Development Rights

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

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

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


C4
Garages 
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or (any Order revoking or re-enacting that Order with or without modification) the garages shall be retained primarily for the garaging of private cars. No alterations shall be carried out to the garages such as to prevent their use for garaging private cars.

Reason: Having regard to the limitations of the site and to ensure adequate parking provision is maintained in accordance with the requirements of Policy CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C5
Before the first occupation of the development hereby permitted the first floor flank 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 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).


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
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).

PC31/16
16/1077/FUL – Part single storey and part two storey side and rear extension, internal alterations and alterations to fenestration at 98 WOLSEY ROAD, MOOR PARK, NORTHWOOD, HA6 2ED for Mr Sibtain Lalji

Councillor Debbie Morris and Councillor Reena Ranger left the meeting during the consideration of this application.




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



Councillor Ann Shaw said the application was supported by the Conservation Officer and Moor Park 1958.  She moved, seconded by Councillor Chris Lloyd that planning permission be granted subject to conditions.



Councillor Marilyn Butler asked about boundary treatments to protect the gardens of the neighbours.  The existing boundary treatments only had vegetation and a low level wire fence.  Boarding around the boundary would protect the residents gardens during the construction.  

On being put to the Committee the motion that planning permission be granted subject to conditions with an additional condition to require provision of boundary treatment during construction was CARRIED the voting being 8 For, 0 Against and 0 Abstentions.



RESOLVED:




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


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



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

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


100_Site Location Plan Rev. 07



101_Block Plan Rev. 08



200_Ground Floor Plan - EXISTING & PROPOSED Rev. 08



201_First Floor Plan - EXISTING & PROPOSED Rev. 07



202_Second Floor Plan - EXISTING & PROPOSED Rev. 08



203_RoofPlan - EXISTING & PROPOSED Rev. 08



250_East Elevation - EXISTING & PROPOSED Rev. 8



252_South Elevation - EXISTING & PROPOSED Rev. 8



252_West Elevation - EXISTING & PROPOSED Rev. 8



253_North Elevation - EXISTING & PROPOSED Rev. 8



260_Section BB_PROPOSED Rev. 08



261_Section CC_PROPOSED Rev. 08 



Reason: For the avoidance of doubt and in the proper interests of planning, to preserve the character of the Moor Park Conservation Area and in the interests of the visual amenities of the locality and residential amenity of neighbouring occupiers, in accordance with Policies PSP2, CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM6 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Moor Park Conservation Area Appraisal (adopted 2006).


C3
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).

C4
Prior to commencement of development full details of construction fencing to be erected along the shared boundary with no. 1 Heathside Road shall be submitted to and approved in writing by the Local Planning Authority.  The fencing shall be undertaken in accordance with the approved scheme prior to the commencement of development and maintained throughout the construction period and removed prior to first occupation of the extensions hereby permitted.

Reason: This is a pre commencement condition 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).


C5
The development shall not be carried out other than in the materials as have been approved in writing by the Local Planning Authority as shown on the approved plans referred to in Condition 2 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 Policies DM1 and DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).



C6
The development hereby permitted shall be carried out in accordance with the Ecological Mitigation and Enhancement Plan prepared by Arbtech and dated 20 April 2016 and maintained as such.




Reason: To ensure that any protected species are safeguarded and to meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C7
Before the first occupation of the extension(s) hereby permitted the window(s) in the first floor of the north flank elevation shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed. The window(s) shall be permanently retained in that condition thereafter.



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


C8
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 flank elevations or roof slopes of the extension/development hereby approved.



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


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
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).
PC32/16
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
The Planning Officer reported that 1 neighbour comment had been received with the following points raised:

· Erection of extension up to the boundary would result in a loss of garden to no. 17.
· Harm would be caused to plants and bushes within the rear garden of the neighbour should the extension be constructed.
· Development would overhand the boundary.
· Height and depth of the extension may result in a loss of light to the neighbouring dwelling and patio.
· Concern regarding damage and mess during construction works.
· Not opposed to a like-for-like extension.

In response, officers note that impacts during construction works are not material planning considerations and no protected trees or any other trees of visual amenity value would be harmed as a result of the works.

Officers carried out a Land Registry search which showed all land within the red line is within the applicant’s ownership and no part of the development is shown to overhang the boundary or result in a loss of neighbours’ garden.

Objections with regard to loss of light are covered within section 7.6 of the report on page 61.
Councillor Phil Brading said the extension would be better if it came straight out, and not in a splayed form.  He had sympathy with No17 as it would impact on their boundary wall and takeaway some sunlight from their garden.  The impact would be reduced if the extension came straight out.  As it would be sprayed on the boundary and the full width of the property it would impact on the neighbour at No17. 
The proposed width of the development would be 0.3m wider than under permitted development. 

Councillor Peter Getkahn moved, seconded by Councillor David Major,  that the application be deferred to enable for discussions with applicant to seek adjustment to flank wall adjacent to 17 Bridge Road.


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

The Planning officer advised that with regard to the party wall act or any dispute over the line of the boundary this was outside the planning remit and were separate issues.  

Councillor Chris Lloyd said the issue with regard to the party wall act was not a planning issue this was entirely a civil matter.  The Planning Officer advised that a land registry search had indicated that the site was in the ownership of the applicant.
On being put to the Committee the motion was declared CARRIED the voting being 3 For, 1 Against and 6 Abstentions.


RESOLVED:

That the application be DEFERRED to enable for discussions with the applicant to seek adjustment to flank wall adjacent to 17 Bridge Road.

PC33/16
16/1165/FUL – Demolition of no. 18 Gallows Hill Lane and construction of four detached dwellings on land to the rear with associated access, landscaping, parking and alterations to existing access at 18 GALLOWS HILL LANE, ABBOTS LANGLEY, WD5 0DA for Thorne Barton Estates Ltd  .


Application withdrawn.
PC34/16
16/1168/FUL – Single storey side and rear extensions and loft conversion including increase in ridge height and insertion of front and rear dormers at BURNHAM COTTAGE, DIMMOCKS LANE, SARRATT, WD3 6AP for Mr and Mrs S Ashby


The Planning Officer clarified the situation with regard to the permitted development fall back scheme, the application site benefited from a certificate of lawfulness which included various single storey extensions, a loft conversion and rear outbuilding.  However, as set out on page 97 para. 8.1.17; “very special circumstances” will not exist unless the potential harm to the Green Belt is clearly outweighed by other considerations.  

The permitted development scheme was restricted to single storey extensions largely to the rear and of low height.  In comparison, the current application involves an increased ridge height and significantly adds to the bulk and massing of the dwelling which would result in greater harm to the Green Belt.  

Officers therefore do not consider that the harm to the Green Belt which has been identified is clearly outweighed by virtue of the permitted development scheme.

Councillor Marilyn Butler said the application site was on the approach road to the village within the Green Belt and Conservation area.  The roof would be 9m high but would be lower than the other properties either side.  With regard to the streetscene, two other houses in the road were a lower height. This was a modest extension. The applicant could build under permitted development but with this application more garden space would be retained and would have less impact on the streetscene. Sarratt Parish Council supported the application and local consultees supported the application.
Councillor Ann Shaw supported Councillor Butler’s comments.  When you look at the application this was a smaller scheme than the application which was dismissed at appeal, and the permitted scheme would be less comfortable in the area she could not see the benefit in refusing the application.  There was already a mixed streetscene.
Sarratt Parish Councillor David Reese supported the application which had addressed the Planning Inspectors concerns on the reasons for refusal.  This scheme would not be as big as the scheme they could build under permitted development and would have less impact on the Green Belt.  He could not understand the Officers recommendation to refuse planning permission.
Councillor Ann Shaw wished to state that the Planning Officers provide to the Committee their honest professional advice so that this can be taken into account before decisions are made by Members.
Councillor Peter Getkahn, seconded by Councillor Chris Lloyd, moved that planning permission be granted subject to the completion of a legal agreement and conditions.  

Councillor Ann Shaw disagreed that there would be an impact on neighbours, and Councillor Reena Ranger noted that the neighbours were in support of the application.


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

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

RESOLVED:

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: 0445/000, 0445/101, 0445/102, 0445/103, 0445/110 Rev. B, 0445/111 Rev. B, 0445/112 Rev. B, 0445/113 and 0445/114 Rev. A.

Reason: For the avoidance of doubt, to preserve the openness of the Metropolitan Green Belt 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 DM1, DM2, DM6 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).

C3       
All new works or making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building.

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 development hereby permitted shall be carried out in accordance with the Ecological Report prepared by Cherryfield Ecology and dated 28 May 2016.

Reason: To ensure that any protected species are safeguarded and to meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C5       Before the first occupation of the building/extension hereby permitted the window serving the kitchen in the south east flank elevation facing The Conifers shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed. The window shall be permanently retained in that condition thereafter.

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

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










CHAIRMAN
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