11.
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.




 (
(DCES)

	Parish:  Chorleywood Parish Council  

  
	Ward: Chorleywood South and Maple Cross  

  

	
	

	Expiry Statutory Period: 19 August 2016   

  
	Officer:  Suzanne O’Brien  

  

	

	Recommendation:  ASK   \* MERGEFORMAT That planning permission be approved.

	

	Reason for consideration by the Committee: Called in by Chorleywood Parish Council.


1
Relevant Planning History
1.1
No relevant planning history.
2.
Detailed Description of Application Site
2.1
The application site contains a detached bungalow located within Grovewood Close.  The dwelling has a pitched roof form with a single storey front projection; the dwelling does not contain any accommodation within the roof space.  The dwelling has been previously extended with a single storey flat roof rear extension and single storey side extension.  The single storey side extension is constructed close to the east boundary.  The west elevation is set in slightly from the flank boundary.  To the front of the site is an area of hard and soft landscaping, and the existing drive could accommodate three cars.  The front boundary treatment consists of a low level brick wall.  The rear amenity space is enclosed by close boarded fencing and vegetation screens.  The site contains protected trees within the rear portion of the garden.
2.2
Both of the adjacent neighbouring properties consist of two storey buildings.  The neighbouring property to the west (No.7) is a two storey dwelling with a catslide roof form sited along the eastern elevation; a dormer window is sited in the roof slope facing the application site.  No.7 is constructed close to the common boundary and has been extended to the rear.  The neighbouring property to the east (No.9) is also a two storey dwelling with a catslide roof form sited along the flank elevation adjacent to the application site.  No.9 is set in approximately 1m from the common boundary and has been extended to the rear at two storey level. No.9 has a similar rear building line to that of the single storey extension of the application dwelling.
2.3
Both of the neighbouring properties have similar front building lines to that of the application dwelling. 

3.
Detailed Description of Proposed Development

3.1
Full planning permission is sought for the demolition of the existing bungalow and construction of a replacement dwelling.
3.2
The replacement dwelling would be a two storey detached property of a modern design comprising a flat roof dwelling with raised roof lanterns.  The dwelling would have a maximum width of 12.4m and a maximum depth 15.4m at ground floor level including the deepest section of the single storey rear projection and the front canopy; the first floor level would have a maximum depth of 10.7m.  The dwelling would have a flat roof design with a height of 6.3m; the roof would contain raised roof lanterns that would have a maximum height of 7.2m.

3.3
The dwelling would contain a single storey rear projection that would have a tapered rear elevation thus the rear projection would range in depth from 0.8m to 2.4m; the rear projection would be set in from both flank elevations.  The rear projection would have a height of 3.6m.  The dwelling would contain a basement level which would be accessed internally however it would also be served by an external lightwell and staircase sited to the front of the dwelling.  This would measure 1.7m in depth by 4.2m in width.  A canopy would be sited to the front of the dwelling which would project 0.9m beyond the front elevation of the dwelling and would cover the width of the dwelling.  
3.4
The dwelling (not including the canopy) would be sited 8m back from the highway, approximately 1.3m from the west boundary, at its closest point and 1.4m from the east boundary at its closest point.  The lightwell serving the proposed basement would be sited 7.5m from the highway.
3.5
The dwelling would contain render and cedar walls and the front elevation would contain sliding cedar doors at ground floor level serving a store/plant room.  Fenestration would be inserted within all of the elevations at ground and first floor level. 

3.6
Additional hardstanding would be inserted along the front and rear of the proposed dwelling.  
4.
Consultation

4.1
National Grid


No comments received.
4.2
Chorleywood Parish Council

Summary: Objection – impact on street scene and character of area.
‘The Committee had Objections with this application on the following grounds and wish to CALL IN, unless the Officers are minded to refuse this application.

* Out of keeping with the street scene.

* The proposed replacement dwelling by reason of its excessive depth, bulk and massing would result in a visually prominent and overbearing form of development

* To ensure that the external appearance of the development satisfactorily preserves the character and appearance of the neighbouring properties. Policy GEN 1 and GEN 3.’

4.3
Landscape Officer – No objection.
4.4
Hertfordshire Ecology – Made the following comments:

‘We do not have any biological (species or habitat) data for the application site itself. We do have records of bats roosting in buildings the area.

The properties in this part of Chorleywood are generally large and/or have large roof structures / tiles. The gardens are well-wooded with mature trees and these will provide suitable opportunities for bats to forage, commute and roost.

Bats and their roosts remain protected at all times under National and European law. As bats are known to be in the area, they may potentially use this building for roosting. As these proposals will involve demolition, if bats are present they will be affected by any development works.

I believe it is reasonable to advise that the LPA should request that a professional bat survey is undertaken. This should be a Preliminary Roost Assessment by an appropriately qualified and experienced ecologist to evaluate whether bats, or evidence of them, are present and will be affected by the proposals. Such surveys can be undertaken at any time of year but should follow established best practice as described in the Bat Conservation Trust Good Practice Guidelines, 3rd edition, 2016.

In the event that evidence or potential of bats is found, follow-up roost characterisation surveys (dusk emergence / dawn re-entry) surveys are likely to be required - these can typically only be carried out in summer (between May and September) when bats become active after hibernation. The results of the follow-up surveys will provide mitigation measure to safeguard bats if they are to be affected by these proposals. As bats are European Protected Species (EPS), this information is required to be submitted to the LPA prior to determination - so the LPA can fully consider the impact of the proposals on bats and discharge its legal obligations under the Habitat Regulations 2010 (as amended).


If no evidence of bats is found during the initial bat assessment and the property is considered to be unsuitable for bats to use for roosting, the application can be determined accordingly.’
4.5
Herts & Middlesex Wildlife Trust – No comments received.
4.6
Neighbourhood

4.6.1
Number consulted:
4  

  

  

Number of responses:

9
4.6.2
Site Notice posted 6 July 2016 and expired 27 July 2016.
4.6.3
Press Notice not required.

5.
Summary of Representations

5.1
The submitted objections have been summarised below:

· Out of keeping with character of the area and existing dwellings in the streetscene.
· Design makes proposal too different to rest of houses and would permanently damage the aesthetic character of the close;

· Cedar cladding does not weather well;
· Would include basement – would need party wall agreement;

· Neighbouring properties are rented;

· Front elevation bulky and out of place;

· Would set a precedent;

· Windows are too large;

· Building would be too high;

· Materials would be out of keeping;

· Approval would be shift from planning policies.
6.
Reason for Delay
6.1
Not applicable.  
7.
Relevant Local Planning Policies:

7.1
National Planning Policy Framework (NPPF)

7.1.1
On 27 March 2012, the framework of government guidance in the form of Planning Policy Statements and Planning Policy Guidance Notes was replaced by the National Planning Policy Framework (NPPF). The adopted policies of Three Rivers District Council reflect the content of the NPPF.
7.2
The Three Rivers Local Plan Core Strategy:
7.2.1
The Core Strategy was adopted by the Council on 17 October 2011.  Relevant Policies include: CP1, CP3, CP8, CP9, CP10 and CP12. 

7.3
Development Management Policies LDD:
7.3.1
The Development Management Policies LDD was adopted on 26 July 2013 having been through a full public participation process and Examination in Public.  Relevant policies include: DM1, DM4, DM6 and DM13 and Appendices 2 and 5.
7.4
The following Acts and legislation are also relevant: The Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and Species Regulations 2010, the Natural Environment and Rural Communities Act 2006 Habitat Regulations 1994, the Localism Act 2011 and the Growth and Infrastructure Act 2013.
7.5
The Community Infrastructure Levy (CIL) Charging Schedule (adopted February 2015).

8.
Analysis

8.1
Principle of Demolition 
8.1.1
The application site does not lie within a Conservation Area and the existing building is not a Listed or Locally Listed Building.  As such, there are no overriding policy requirements to retain the existing dwelling.  

8.2
Design & Impact on Streetscene
8.2.1
Policy CP1 of the Core Strategy (adopted October 2011) seeks to promote buildings of a high enduring design quality that respect local distinctiveness and Policies CP3 and CP12 of the Core Strategy set out that development should make efficient use of land but should also ‘have regard to the local context and conserve or enhance the character, amenities and quality of an area.’
8.2.2
Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) set out that new residential development should not be excessively prominent in relation to the general streetscene and should respect the character of the streetscene, particularly with regard to the spacing of properties, roof form, positioning and style of windows and doors and materials.

8.2.3
The proposed dwelling would be of an alternative modern architectural style to that normally found within the surrounding area.  The dwelling would contain a large flat roof form with raised lanterns, modern style materials and substantial glazing to the front with modern detailing to the front first floor window.  The dwelling would be largely constructed from white render with cedar cladding.  The NPPF states that, ‘good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people’ and ‘decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles.  It is, however, proper to seek to promote or reinforce local distinctiveness.’
8.2.4
Grovewood Close and the surrounding area comprise of relatively large detached dwellings.  The dwellings within Grovewood Close are largely traditional in architectural style with pitched roof forms however the buildings do vary in their specific design.  As such, it is not considered that the principle of such a modern design within the streetscene would result in any demonstrable harm to the character or appearance of the streetscene or wider area.
8.2.5
The dwelling would be set back approximately 8m from the highway where the front elevation of the dwelling would have a similar building line to that of the existing single storey front projection and neighbouring properties.  The canopy would also project slightly further forward from the neighbouring properties however it is not considered that the proposed siting of the dwelling would serve to disrupt the established building line along this part of Grovewood Close or serve to create an unduly prominent feature within the street scene.  The dwelling would retain significant spacing to both of the flank boundaries maintaining a minimum separation of 1.3m from the west boundary and 1.4m from the east boundary.  The siting of the dwelling to the flank boundaries would exceed the minimum requirements set out at Appendix 2 of the Development Management Policies LDD and as such the replacement dwelling would respect the spacious character of this part of Grovewood Close.

8.2.6
The proposed development through the introduction of a two storey structure would result in a significant increase in built form within the site in comparison to the existing situation and the proposed dwelling would have a generous depth of 10.7m.  However, although the proposed building would be greater in scale to the existing structure the overall size and scale of the building would not appear disproportionate within the wider street scene.   Thus, it is not considered that the width or depth of the proposed dwelling would result in any demonstrable harm to the character or appearance of the area.  Furthermore, the dwelling would be sited within a generous plot and would retain ample spacing to the boundaries and the development would not appear cramped within the plot.
8.2.7
The proposed dwelling would sit higher than the existing bungalow.  The indicative street scene drawings show that the proposed ridge height of the building would exceed the first floor eaves of the neighbouring properties. However the overall height of the building would sit below the ridge line of the adjacent neighbouring properties.  It is noted that the proposed dwelling would have a flat roof and would exceed the eaves of the neighbouring properties.  However, the differences between the height of the proposed building and eaves of the neighbouring properties would not result in the building appearing unduly prominent within the street scene considering that the proposed building would be set below the ridge height of both of the neighbouring properties.  
8.2.8
The proposed dwelling would contain a basement level that would be served by an external stairwell to the front of the dwelling.  A canopy would be inserted along the front of the dwelling and in front of the lightwell.  A planting area is also proposed to be inserted to the front of the lightwell.  There may be views of the lightwell from public vantage points, however, as this is at lower ground floor level the lightwell would not result in a prominent or contrived feature within the streetscene.  As such, no objections are raised to the insertion of a lightwell to the front of the proposed building.  The proposed canopy would represent an open structure and would be set back a sufficient distance from the front boundary as to prevent it from resulting in an unduly prominent feature.  The proposed canopy would respect the overall modern design of the dwelling.  The proposed alterations to the frontage would include areas of soft landscaping thus would not impact on the visual amenities of the streetscene.
8.2.9
Thus, it is noted that the proposed dwelling would result in a prominent building within the street scene in comparison to the existing building and the design of the dwelling would serve to emphasise the prominence of the building in comparison to the more traditional buildings within Grovewood Close.  However, it is considered that the proposed dwelling would represent a suitable replacement dwelling in the streetscene and while of a modern architectural style it would not result in demonstrable harm to the character or appearance of the area.  The dwelling in terms of its scale, bulk and massing would not appear obtrusive in relation to existing neighbouring dwellings in the streetscene and the property would retain ample spacing to maintain the sylvan and spacious character of the area.  Thus, taking into consideration that the NPPF stipulates that ‘planning policies should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development form or styles’, it is not considered that an objection could be substantiated due to the modern design of the proposed development.  The development is therefore considered to comply with Policies CP1, CP3 and CP12 of the Core Strategy and Policy DM1 and Appendix 2 of the Development Management Policies LDD.
8.2.10
Notwithstanding the above, due to the depth of the proposed dwelling and the fact that the rear elevations of property would be classed as original rear walls, it is considered appropriate and necessary to remove permitted development rights in respect of Schedule 2, Part 1, Class A (enlargement, improvement or other alteration to the dwelling) of the Town and Country (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification).  This would allow the Council to control any future extensions to the dwelling to ensure that they do not significantly impact on residential amenity and the visual amenity within the streetscene.

8.3
Impact on Neighbours
8.3.1

Policy CP12 of the Core Strategy stipulates that development proposals should protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space.  

8.3.2

Policy DM1 and Appendix 2 of the Development Management Policies LDD set out that residential development should not result in loss of light to the windows of neighbouring properties nor allow overlooking, and should not be excessively prominent in relation to adjacent properties.  Two storey development at the rear of properties should not intrude a 45 degree splay line across the rear garden taken from a point on the joint boundary level with the rear wall of the adjacent property, although this principle is dependent on the spacing and relative positions of properties.

8.3.3

The proposed dwelling would have a similar front building line to the neighbouring properties.  
8.3.4

No.7 has been extended to the rear at single and two storey level.  The proposed development would extend beyond the rear elevation of No.7 at two storey level.  However, the proposed development would not intrude the 45 degree splay line taken from the rear elevation of No.7 at a point on the joint boundary.  Furthermore, the proposed dwelling would be set in approximately 1.3m from the joint boundary and No.7 is also set in approximately 0.6m from the boundary.  This separation and the fact that the proposed development would not extend a significant depth beyond the rear elevation of No.7 would prevent the proposal from resulting in any unacceptable loss of light or harm to the visual amenities of No.7.  The proposed single storey projection would be set in from the flank elevations of the proposed dwelling and would not be excessive in depth, thus would not impact on the residential amenities of No.7. No.7 contains a dormer window within the flank roofslope that faces the application site and contains two flank windows facing the application site.  The proposed development would bring the built form up at first floor level adjacent to this dormer.  The planning history for No.7 details that these windows should be obscure glazed and top level opening only indicating that the windows serve non-habitable rooms.  On this basis and taking into consideration that the siting of these windows borrows a degree of light from the application site, it is not considered that a reason for refusal would be justified in relation to any loss of light to the two windows sited within the flank dormer of No.7.  Thus, the proposed development would not result in any unacceptable loss of light or harm to the visual amenities of No.7.
8.3.5

In relation to No.9 the proposed two storey aspect would not extend beyond the rear most point of No.9.  However, it would extend beyond the adjacent single storey aspect of No.9 which contains a window in the flank elevation; the planning history for No.9 details that the ground floor side window serves a study which is also served by a window within the rear elevation.  The proposed development would not intrude the 45 degree splay line taken from the adjacent rear elevation of No.9 at a point on the joint boundary.  Furthermore, the proposed development would not extend a significant distance beyond the adjacent rear elevation of No.9 and a distance of approximately 2.6m would separate the proposed dwelling and flank elevation of No.9.  The proposed single storey rear projection would be set in from the common boundary and would not be excessive in depth in relation to No.9.  The proposed depth and siting of the dwelling would not result in any unacceptable loss of light or harm to the visual amenities of No.9.

8.3.6

The proposed development would introduce a two storey dwelling where only a single storey structure exists.  The proposal would therefore introduce additional fenestration at first floor level.  The windows within the rear elevation would not be excessive in height or scale so as to result in any unacceptable perceived overlooking into the neighbouring properties.  The windows to be inserted within the flank elevations would serve bathrooms and would be conditioned to be obscure glazed and top level opening only and the boundary treatment is sufficient to prevent overlooking from the proposed ground floor flank windows.  The windows to the front would consist of full length windows however they would face the highway and would not result in inappropriate overlooking of the surrounding neighbouring properties.   The proposed development would not result in unacceptable overlooking of the neighbouring properties to the rear and no overlooking would result from the proposed roof lanterns.  As such, the proposed development would not result in any unacceptable overlooking of the surrounding neighbouring properties.  
8.3.7

Subject to conditions, the proposed development is not considered to result in any demonstrable harm to the residential amenity of the occupants of the neighbouring properties and would be acceptable and in accordance with Policy CP12 of the Core Strategy and Policy DM1 and Appendix 2 of the Development Management Policies LDD.

8.4
Trees, Landscaping & Amenity Space
8.4.1
Policy CP12 of the Core Strategy states that development should take into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space and specific standards for provision of amenity space are set out in Appendix 2 of the Development Management Policies LDD.

8.4.2
The trees within the rear part of the garden are protected.  The Landscape Officer was consulted in relation to the proposed development however no objections were raised.  The Landscape Officer did not recommend any conditions.  
8.5
Highways, Parking & Access
8.5.1
Policy CP10 of the Core Strategy sets out that development will need to demonstrate that it provides a safe and adequate means of access.  Policy DM13 of the Development Management Policies LDD requires development to make provision for parking in accordance with the parking standards set out at Appendix 5 of the Development Management Policies LDD.  The parking standards state that a dwelling of four bedrooms or more should have a total of three parking spaces.
8.5.2
The proposal seeks permission for the replacement of the existing dwelling and would utilise the existing access from Grovewood Close.  There would be sufficient parking provision for three cars and the development would therefore meet the maximum parking requirements set out at Appendix 5 of the Development Management Policies LDD.  
8.6
Wildlife & Biodiversity
8.6.1
Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity.  This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive.  The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions.
8.6.2
The protection of biodiversity and protected species is a material planning consideration in the assessment of this application in accordance with Policy CP9 of the Core Strategy and Policy DM6 of the Development Management Policies LDD.  National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where biodiversity may be affected prior to the determination of a planning application.
8.6.3
Herts Ecology has advised that they have records of bats roosting in buildings the area. They also advised that the properties in this part of Chorleywood are generally large and/or have large roof structures / tiles. The gardens are well-wooded with mature trees and these will provide suitable opportunities for bats to forage, commute and roost.  Herts Ecology therefore stated that a Bat Survey would be required before that application can be determined.

8.6.4
Following the comments of Herts Ecology the applicant has commissioned a Bat Survey which is due to be submitted prior to the determination of this application at Planning Committee.  It is assumed at the time of writing that the Bat Survey is submitted and any risk to bats which is identified is overcome through appropriate mitigation.  However, Members will be updated at the time of the Committee meeting with regard to the Bat Survey and impact to bats.
8.7
Sustainability

8.7.1

Policy CP1 of the Core Strategy requires all applications for new residential development of one unit or more to submit a CPLAN Energy and Sustainability Statement demonstrating the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals and the expected carbon emissions.

8.7.2

Policy DM4 of the Development Management Policies LDD states that from 2016, applications for new residential development will be required to demonstrate that the development will meet a zero carbon standard (as defined by central government).  However, the Government is yet to provide a definition for zero carbon and the Council is therefore continuing to apply the 2013 requirements, i.e. applicants will be required to demonstrate that development will produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability.

8.7.3

An Energy Statement has been submitted which demonstrates that the proposal would make a saving of 6.11% over the 2013 Target Emissions Ratings.  The development would therefore meet the requirements of Policy DM4 of the Development Management Policies LDD subject to the development being carried out and maintained in accordance with the submitted C-Plan Energy and Sustainability Statement.

8.8

Infrastructure Contributions


8.8.1

Policy CP8 of the Core Strategy requires development to make adequate contribution to infrastructure and services.  The Three Rivers Community Infrastructure Levy (CIL) was adopted in February 2015 and came into force on 1 April 2015.  CIL is therefore applicable to this scheme.  The Charging Schedule sets out that the application site is within 'Area A' within which the charge per sq.m of residential development is £180.


8.9

Refuse & Recycling

8.9.1

Policy CP1 of the Core Strategy states that development should provide opportunities for recycling wherever possible.  Policy DM10 of the Development Management Policies LDD sets out that adequate provision for the storage and recycling of waste should be incorporated into proposals and that new development will only be supported where the siting or design of waste/recycling areas would not result in any adverse impact to residential or workplace amenities, where waste/recycling areas can be easily accessed (and moved) by occupiers and waste operatives and where there would be no obstruction to pedestrian, cyclist or driver sight lines.


8.9.2

The dwelling is located within a residential area and the collection of refuse and recycling bins adjacent to the highway would be considered acceptable.

9.
Recommendation


9.1

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).

9.2
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.

