
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 25 January 2018   from 7.30pm to 10.10pm.
Present:
Councillors Chris Whately-Smith (Chairman), Sarah Nelmes (Vice-Chairman), Alex Hayward, Phil Brading, Marilyn Butler, Stephen King, Peter Getkahn, Reena Ranger, Chris Lloyd, David Major and Debbie Morris.

Officers:
Adam Ralton, Matthew Roberts, Suzanne O’Brien and Sarah Haythorpe.
Also in attendance: Councillors Rupert Barnes, Steve Drury, Alison Wall, Joan King, Stephen Cox and Watford Rural Parish Councillors Pam King and Yessica Gould  

100 Members of the Public.
PC95/17
APOLOGIES FOR ABSENCE

None received.
P  C96/17
MINUTES


Councillor Alex Hayward proposed, duly seconded, an amendment to the minutes on Page 9, paragraph 7 to be amended to read ““….as statistics showed more like 61% had cars.”  On being put to the Committee the amendment was declared LOST the voting being 4 For, 6 Against and 1 Abstention.

The Minutes of the Planning Committee meeting held 14 December 2017 were confirmed as a correct record and were signed by the Chairman.
P  C97/17
NOTICE OF OTHER BUSINESS

Item 8 had been withdrawn (17/2147/FUL - Change of use of three Watercress Beds to Trout Lake for food production at Cassiobury Farm and Fishery, Rousebarn Lane, Croxley Green, Rickmansworth, Herts, WD3 3GG for Mr Cardell).
P  C98/17
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 9 (17/2212/FUL – Demolition of existing garage and construction of single storey side and rear extension including alterations to existing conservatory and new hipped roof to porch at 158 TOMS LANE, KINGS LANGLEY,WD4 8NZ for Mr Armando Benvenga) as a Member of the Abbots Langley Parish Council Planning Committee (as detailed under item 4 on the agenda) but would be entitled to stay and vote as he:
·  has an open mind about the application;
·  is not bound by the views of the Parish Planning Committee; and

·    can deal with the application fairly and on its merits at Committee
Councillor Chris Lloyd declared a pecuniary interest in agenda item 15 (17/2561/FUL – Replace front lawn with hardstanding for off street parking at 35 MALVERN WAY, CROXLEY GREEN, WD3 3QQ for Ms Holly Whybrow) as a near neighbour and would leave the meeting during the consideration of this application.
PC99/17
17/1290/FUL - Demolition of 24 existing apartments and redevelopment to provide 43 apartments (9 x one-bed and 34 x two-bed) and a three-bed dwelling house and associated development including parking and landscaping at 22-33 and 40-51 SUMMERHOUSE WAY, ABBOTS LANGLEY, HERTFORDSHIRE, WD5 0DY for Thrive Homes
The Planning Officer reported that a response had been received from the Lead Local Flood Authority who raised no objections to the additional information received subject to conditions.  As such, the reason for refusal as set out in Section 9 on page 50 of the report would not be applicable. 

The Landscape Officer had confirmed that the updated Arboricultural Impact Assessment included a tree protection plan that addressed some of the concerns raised previously.  However, some aspects were still unclear in relation to the works and the protection of the trees to be retained.  The Landscape Officer had however confirmed that the outstanding matters could be secured by condition.  As such, a tree protection condition and method statement condition would also be attached to any planning permission. 

Four additional cycle spaces would be provided to serve Block B resulting in a total of 14 cycle spaces.  The cycle spaces proposed would therefore meet the requirements as set out within Appendix 5 of the Development Management Policies Document.  Condition 21 on page 43 would need to be updated accordingly.

Councillor Sarah Nelmes raised concerns with regard to the rent levels on the apartments. The current property had been empty for some time and she questioned why it could not have been let. There would only be affordable rented apartments.  The Thrive tenants would not be able to afford to rent these properties.  She understood that when paying a social rent you also had to pay a service charge.  But when paying affordable rent there was no service charge.  If that was the case her objection may not be so strong.
The Planning Officer advised that she did not know if the affordable rent included the service charge.

Councillor Sarah Nelmes proposed, seconded by Councillor Peter Getkahn, that the application be deferred for clarification on the whether the affordable rent included the service charge.

In accordance with Council Procedure Rule 35 (B) Mr Butler spoke in support of the application.                     

Councillor Sarah Nelmes said having heard the speaker, some of her concerns had been addressed but was interested to hear other people’s views.

Councillor Chris Whately-Smith said a £30 difference each week was a substantial amount.
Councillor Debbie Morris was disappointed that one of the blocks was 75% vacant and she wondered why it could not have been used for temporary accommodation.


Councillor Debbie Morris moved, seconded by Councillor Alex Hayward, that  


subject to the recommendation of approval from the Lead Local Flood Authority (LLFA) the application be delegated to the Director of Community and Environmental Services to Grant Planning Permission subject to conditions and any additional conditions as requested by the LLFA and to include a tree protection condition, a method statement condition and Condition C21 to be updated.  
Councillor Sarah Nelmes withdrew her proposal to defer the application.
On being put to the Committee the motion was declared carried by the Chairman the voting being 8 For, 0 Against and 3 Abstentions.

RESOLVED:

That subject to the recommendation of approval from the Lead Local Flood Authority (LLFA) the application be delegated to the Director of Community and Environmental Services to GRANT PLANNING PERMISSION subject to the following conditions and any additional conditions as requested by the LLFA:

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: 059_PL_001 Rev H, 059_PL_002 Rev D, 059_PL_003 Rev D, 059_PL_004 Rev D, 059_PL_005 Rev D, 059_PL_100 Rev I, 059_PL_101 Rev K, 059_PL_102 Rev K, 059_PL_103 Rev F, 059_PL_110 Rev J, 059_PL_111 Rev J, 059_PL_112 Rev I, 059_PL_113 Rev J, 059_PL_114 Rev F,  059_PL_120 Rev J, 059_PL_121 Rev I, 059_PL_122 Rev J, 059_PL_123 Rev J, 059_PL_124 Rev F, 059_PL_130 I, 059_PL_131 Rev I.


Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM6, DM8, DM9, DM10, DM11, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Affordable Housing Supplementary Planning Document (approved June 2011). 


C3
No development shall take place until details of the existing site levels and the proposed finished floor levels and sections of the proposed buildings and site have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details.


Reason: This is a pre commencement condition to safeguard the amenities of the occupiers of neighbouring residential properties and 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
No development shall take place until the following details have been submitted to and approved in writing by the Local Planning Authority. 

i) Construction vehicle numbers, type and routing;
ii) Traffic management requirements;
iii) Construction and storage compounds (including areas designated for car parking);
iv) Proposals to control dust during demolition operations;
v) Siting and details of wheel washing facilities;
vi) Cleaning of site entrances, site tracks and the adjacent public highway;
vii) Provision of sufficient on-site parking prior to commencement of construction activities;
viii) Construction programme indicating the relationship between operations associated with Blocks A and B.
The relevant details should be submitted in the form of a Construction Management Plan and the approved details shall be implemented throughout the construction programme.

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


C5
No development shall take place until a Construction Method Statement has been submitted to, and approved in writing by the Local Planning Authority to cover the erection and maintenance of boundary screening during the construction process and details of measures to control the emission of dust and dirt during construction. The approved Statement shall be adhered to throughout the construction period.


Reason: This is a pre commencement condition in the interests of neighbouring amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).


C7
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).

C7
No development or other operation approved by this planning permission shall take place until a scheme that includes the following components to deal with the risks associated with contamination of the site has been submitted to and approved, in writing, by the Local Planning Authority:

1) A preliminary risk assessment which has identified: 

*
all previous uses, 

*
potential contaminants associated with those uses, 

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

*
potentially unacceptable risks arising from contamination at the site. 

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

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

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

The scheme shall be implemented as approved.



Reason: This is a pre commencement condition to ensure that the proposed development will not cause pollution of the environment in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).
C8
No piling shall take place until a piling method statement (detailing the depth and type of piling to be undertaken and the methodology by which such piling will be carried out, including measures to prevent and minimise the potential for damage to subsurface sewerage infrastructure, and the programme for the works) has been submitted to and approved in writing by the Local Planning Authority. Any piling must be undertaken in accordance with the terms of the approved piling method statement. 


Reason: This is a pre commencement condition to ensure that the proposed development will not cause harm to underground infrastructure in accordance with Policies CP1 and CP8 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).
C9
The development shall not begin until a scheme for the provision of twenty three (23) dwellings to be constructed on the site pursuant to the planning permission as Affordable Housing has been submitted to and approved in writing by the Local Planning Authority. The scheme shall include: 

i.
The identification of the twenty three two bedroom four person flats which shall be constructed on the Site and Provided as Affordable Rented Dwellings

ii.
the timing of the construction of the Affordable Housing and its phasing in relation to the occupancy of the Open Market Housing

iii.
the arrangements for the transfer of the Affordable Housing to a Registered Provider or the arrangement for the dwellings management if they are not to be transferred to a Registered Provider

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

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

vi.
the arrangements for the use of any Net Proceeds following the sale of an interest in any of the Affordable Housing (in accordance where applicable with Homes and Communities Agency guidance) 

vii.
the level of the proposed weekly rent of the Affordable Rented Dwellings (including any reasonable service charge) as expressed as a percentage of the local Open Market Rent of such a dwelling in that area (that level not to exceed the Local Housing Allowance level for Abbots Langley in any event);

The Affordable Housing shall be provided in accordance with the approved scheme. Subject to Condition 11 the dwellings constructed shall not be used for any other purpose than as Affordable Housing in accordance with that approved scheme.

Reason: This condition is a pre-commencement condition in the interests of the needs of the community, in accordance with Policies CP2, CP3 and CP4 of the Core Strategy (adopted October 2011).

C10
The Affordable Housing shall not be used for any other purpose than as Affordable Housing in accordance with the scheme agreed in writing by the Local Planning Authority pursuant to condition 10, subject to: 


(A)   
any rights to acquire pursuant to the Housing Act 1996 or any equivalent statutory provision for the time being in force; 



(B)   
any right to buy pursuant to the Housing Act 1985 or any equivalent statutory provision for the time being in force; 



(C)  
the restriction upon the use and disposal of the Affordable Dwellings shall  cease to apply to the whole or any part of an  Affordable Dwelling (hereafter referred to as the ‘Affected Affordable Dwelling’) where that whole or part is transferred or leased, pursuant to an event of default by any mortgagee or chargee of the Registered Provider or the successors in title to such mortgagee or chargee, or by any receiver or manager (including an administrative receiver) appointed pursuant to the Law of Property Act 1925 (hereafter referred to as the “Chargee”), PROVIDED THAT:



(i)     
the Chargee  has first given the Council and the Registered Provider  (as appropriate) 4 (four) months prior notice in writing (the “Chargee’s Notice”) of its intention to exercise any power of sale or lease in respect of any Affected Affordable Dwelling; and



(ii)     
the Chargee has first given the Council or a Registered Provider   the opportunity to complete a transfer of the Affected Affordable Dwelling in order  to ensure that it continues to be used for the purposes of Affordable Housing. The Chargee’s Notice shall not be a valid Chargee’s Notice unless it is accompanied by a conveyancer’s certificate signed and dated by the conveyancer and confirming that, at the date of the notice, the Chargee giving the notice is entitled to execute a transfer of the freehold of the Affected Affordable Dwelling and all land required to gain access to the Affected Affordable Dwelling from the public highway; and


(iii)   the price for the purchase of the Affected Affordable Dwelling by the Council or a Registered Provider demanded by the Chargee shall not be permitted to  exceed the market value of the Affected Affordable Dwelling at the date of the transfer on the valuation assumption that it is to be retained in perpetuity as Affordable Housing.



If the Council or a Registered Provider   is unable to secure the transfer of the Affected Affordable Dwelling to itself under the terms and in the circumstances described above within the said period of 4 (four) months in accordance with sub-paragraph (i) above then the Chargee shall be entitled to dispose of the Affected Affordable Dwelling on the open market not subject to the condition above that it shall not be used for any other purpose than as Affordable Housing.



Reason: In the interests of the needs of the community, in accordance with Policies CP2, CP3 and CP4 of the Core Strategy (adopted October 2011) and the Affordable Housing SPD (approved July 2011).


C11
Before any above ground building operations hereby permitted are commenced, samples and details of the proposed external materials including for hard surfacing shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.


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

C12
No construction above ground level shall take place until details of the disposal of surface water from the access and parking areas have been submitted to and approved in writing by the Local Planning Authority. The development shall not be brought into use until the works for the disposal of surface water have been constructed in accordance with the approved details.


Reason: To provide a satisfactory development and ensure that the internal roads and other layouts are built to appropriate standards in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM8, DM9 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


C13
No construction above ground level shall take place until there has been submitted to and approved in writing by the Local Planning Authority a plan indicating the positions, design, materials and type of boundary treatment to be provided. The boundary treatment shall be erected prior to occupation and maintained in accordance with the approved details permanently thereafter.


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


C14
No development above ground level shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development and details of those to be retained and a programme for all required soft landscaping works.


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

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


C15
The development shall be carried out in accordance with the submitted Sustainability Statement version 3 prepared by Briary Energy and dated April 2017. Further details of rain water harvesting and greywater recycling shall be submitted and approved in writing by the Local Planning Authority and shall be installed prior to occupation of the development hereby permitted in accordance with the approved details. 


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


C16
The development shall be carried out in accordance with the Phase 1 Contamination Assessment Report reference 773918-REP-ENV-001 prepared by MLM Environmental and dated April 2016.


Reason: To ensure that the proposed development will not cause pollution of the environment in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).
C17
No occupation of any part of the permitted development shall take place until a verification report demonstrating completion of works set out in the approved remediation strategy and the effectiveness of the remediation has been submitted to and approved, in writing, by the Local Planning Authority. The report shall include results of sampling and monitoring carried out in accordance with the approved verification plan to demonstrate that the site remediation criteria have been met. It shall also include any plan (a "long-term monitoring and maintenance plan") for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action, as identified in the verification plan. The long-term monitoring and maintenance plan shall be implemented as approved.



Reason: To ensure that the proposed development will not cause pollution of the environment in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).
C18
If during development, contamination not previously identified is found to be present at the site, then no further development shall be carried out until the developer has submitted and obtained written approval from the Local Planning Authority for an amendment to the Method Statement detailing how this unsuspected contamination shall be dealt with. The development shall be carried out in accordance with the approved details.



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

C19
Notwithstanding the details on the approved plans, no development in relation to the proposed refuse and recycling stores for the development shall take place until a scheme for the separate storage and collection of domestic waste has been submitted to and approved in writing by the Local Planning Authority. Details shall include the siting, size and appearance of refuse and recycling facilities on the premises. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter.

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


C20
Notwithstanding the details on the approved plans, the development shall not be occupied until a plan and details indicating the positions, design, materials and type of enclosure to the cycle stores which should ensure at least 12 spaces to serve the northern block and 14 spaces to serve the southern block have been submitted to and approved in writing by the Local Planning Authority. Prior to occupation of the development, the cycle store enclosures shall be provided in accordance with the approved details and these facilities should be retained permanently thereafter. 

Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance and security of such provision is satisfactory in compliance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).


C21
A parking management plan, including details of the allocation of vehicle parking spaces and cycle storage spaces within the development; management and allocation of disabled parking spaces; and long term management responsibilities and maintenance schedules for all communal parking areas and access arrangements, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development hereby approved. The parking management plan shall be carried out in accordance with the approved details.


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

C22
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).


C23
Before the first occupation of the relevant block, details of the proposed louvres to the flanks of the balconies to the northern block and to the flank and rear of the balconies serving flats B07, B14 and B21 of the southern block as indicated on approved plans 059_PL_110 Rev J, 059_PL_111 Rev J, 059_PL_113 Rev J, 059_PL_120 Rev J, 059_PL_121 Rev I and 059_PL_123 Rev J to include their spacing and angle shall be submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to occupation, 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).


C24
The development shall be carried out in accordance with the recommendations of the Bat Report reference 65173 dated June 2016, Preliminary Ecological Appraisal reference 65173 dated April 2016 and prepared by Landscape Planning Ltd to include provision of a minimum of 20 integrated swift nesting features (e.g. Manthorpe nest brick or similar) to be built into the brickwork of the north facing aspect of the new buildings with boxes positioned under the roofline, as high as possible.

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).


C25
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 in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).


C26
Before the first occupation of the Block B hereby permitted the windows at first floor level and above in the west 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 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).


C27

Before the first occupation of the house permitted, the first floor window to the south 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).
C28
Before the first occupation of the flats permitted, the first and second floor windows within the west elevation of Block A 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).
C29
Should they be required, detailed proposals for fire hydrants serving the development as incorporated into the provision of the mains water services for the development, whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of development. The development shall thereafter be implemented in accordance with the approved details prior to occupation of any building forming part of the development.

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

C30
No 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).
C31
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 condition is a pre commencement condition to prevent damage to trees during construction, 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).
C32
The development permitted by this planning permission shall be carried out in accordance with the approved surface water drainage assessment carried out by Earth Environmental & Geotechnical, report number A2252, dated 5 January 2018 and the following mitigation measures:


1. Limiting the surface water run-off generated by the critical storm events so that it will not exceed the surface water run-off during the 1 in 100 year event plus 40% of climate change event.


2. Providing storage 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 event providing a minimum of 94.4 m3 (or such storage volume agreed with the LLFA) of storage volume in infiltration tanks for Network 1 and 2 and a minimum of 59.2 m3 (or such storage volume agreed with the LLFA) of storage volume in infiltration tanks for Network 3 and 4.

3. Discharge of surface water from the private network into the ground.


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

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).
C33
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, 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 infiltration tests conducted to BRE Digest 365 Standards at the exact locations and depths where soakaways and infiltration tanks are proposed.


2. Detailed engineered drawings of the proposed SuDS features including cross section drawings, their size, volume, depth and any inlet and outlet features including any connecting pipe runs.


3. Final detailed management plan to include arrangements for adoption and any other arrangements to secure the operation of the scheme throughout its lifetime.


Reason: This is a pre commencement condition 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).

Informatives:

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



All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by formal application. Fees are £116 per request (or £34 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. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 



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



Care  should  be  taken  during  the  building  works  hereby  approved  to  ensure  no  damage occurs to the verge or footpaths during construction. Vehicles delivering materials to this development shall not override or cause damage to the public footway. Any damage will require to be made good to the satisfaction of the Council and at the applicant's expense.



Where possible, energy saving and water harvesting measures should be incorporated. 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 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, 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 applicant is advised that in order to comply with this permission it will be necessary for the developer of the site to enter into an agreement with Hertfordshire County Council as Highway Authority under Section 278 of the Highways Act 1980 to ensure the satisfactory completion of the access and associated road improvements.

The construction of highway works must be undertaken to the satisfaction and specification of the Highway Authority, and by a contractor who is authorised to work in the public highway. 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.hertfordshire.gov.uk/services/transtreets/highways/ or by telephoning 0300 1234047.

I4
The applicant is advised that storage of materials associated with the development should take place within the site and not extend into the public highway without authorisation from the highway authority, Hertfordshire County Council. If necessary further details can be obtained from the County Council Highways via either the website http://www.hertfordshire.gov.uk/services/transtreets/highways/ or telephone 0300 1234047 to arrange this.
I5
Affordable housing


The following terms (and those related to them) referred to at Condition 10 shall be defined as set out below: 


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


Affordable Rented Dwellings means a dwelling provided through a Registered Provider let to households who are in Housing Need subject to rent controls that require a rent of no more than the Local Housing Allowance for Abbots Langley (including any Reasonable Service Charge).  


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


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


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


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


Market Dwelling means any dwelling that is not an Affordable Housing dwelling.


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


Open Market Rent means the rent confirmed by a certificate |(from a professionally qualified valuer and produced in accordance , where applicable, with the HCA Capital Funding Guide or successor requirements), that the relevant interest in the dwelling would fetch if sold on the local open market by a willing vendor to a willing purchaser and disregarding the obligations imposed by this planning permission


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


Provided means practically completed, ready for first occupation, fully serviced and subject to a contract with a Registered Provider for the acquisition of no less than a 125 year leasehold interest.


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


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


Scheme Design and Quality Standards means standards in relation to the internal environment sustainability and external environment of Affordable Dwellings as set out in the Housing Corporation's document entitled 'Design & Quality Standards 2007' or such other replacement design standards as may be issued from time to time.
I6
The applicant is advised that the Sustainability Officer has made the following comments on the proposed development:



The Sustainability Statement, page 4 states that ‘The Area and type of glazing, 30 to 40% of façade area with U-Value of 1.2 W/m²k, is recommended to provide day lighting and prevent overheating’. The SAP worksheets, such as plot B01 on page 79 of the Sustainability Statement, indicate that the overheating risk for this type of property is ‘Medium’. Whilst the size of the openings and lower glazing u-value reduce the risk to some extent, further design improvements such as solar shading and secure openings to allow night purging, particularly on the ground floor, would reduce this risk further, help to ensure adaptation to a changing climate and minimise the use of mechanical cooling and reduce energy consumption by cooling systems.
I7
The applicant is advised that the Hertfordshire Crime Prevention and Design Advisor has made the following comments on the proposed development:


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

ii. Into parts of a building containing flats from outside

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

Achieving the Secured by Design (SBD) award meets the requirements of Approved Document Q (ADQ), and there is no charge for applying for the Secured by Design award.
 
Further details are available from Hertfordshire Police Crime Prevention Design Advisors at 01707-355226.
If this development were to be built to the physical security of Secured by Design part 2, which is the police approved minimum security standard and also achieves ADQ.  This would involve:
i. All exterior doors to have been certificated by an approved certification body to BS PAS 24:2016.  This includes any external communal doors entrance doors of blocks of flats. 

ii. All individual flat front entrance doors to have been certificated by an approved certification body to BS Pas 24:2016 (internal specification).   

iii. Ground level exterior windows to have been certificated by an approved certification body to BS Pas 24:2016.  All glazing in the exterior doors, and ground floor (easily accessible) windows next to or within 400mm of external doors to include laminated glass as one of the panes of glass.  

iv. Access control standard for flats is:– more than 10 flats sharing a communal entrance then audible and visual access control is required at the pedestrian entrances to the block.  Such access control must NOT have a Tradesman’s Button fitted as this assists offenders to gain entry during the day to break into the flats.
These standards are entry level security and meet the Secured by Design part 2 physical security standard.   Building to the physical security of Secured by Design, which is the police approved minimum security standard, will reduce the potential for burglary by 50% to 75% and achieve ADQ.  I would encourage the applicants to seek Secured by Design certification to this standard when it is built.  

Rear communal amenity areas should be secure and private to the residents in each block, not open to anyone to casually access.

I8
Thames Water has provided the following advice: 


There are public sewers crossing or close to your development. In order to protect public sewers and to ensure that Thames Water can gain access to those sewers for future repair and maintenance, approval should be sought from Thames Water where the erection of a building or an extension to a building or underpinning work would be over the line of, or would come within 3 metres of, a public sewer. Thames Water will usually refuse such approval in respect of the construction of new buildings, but approval may be granted for extensions to existing buildings. The applicant is advised to visit thameswater.co.uk/buildover

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. The contact number is 0800 009 3921.  

The applicant is advised to contact Thames Water Developer Services on 0800 009 3921 to discuss the details of the piling method statement.
I9
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.
PC100/17
17/2053  

  

  

  

  /OUT - Outline Application: Residential development of up to 49 dwellings, comprising a mix of houses and apartments, construction of parking spaces, landscaping and ancillary works (all matters reserved) at LAND TO THE SOUTH OF FOXGROVE PATH/HEYSHAM DRIVE, SOUTH OXHEY for Hertfordshire County Council
The Planning Officer reported that Affinity Water had responded to the consultation, and had no objections.
Since the publication of the Committee agenda, two additional letters of objection had been received, raising concerns already outlined at Section 4.2 (page 15) of the report:

The following clarification had been provided by the applicant’s agent:

· Intention is to provide adequate car parking in line with current standards

· Any parking lost through the creation of the widened and extended road can be replaced within the site
A new informative to remind the applicant to provide car parking in accordance with Policy DM13, to encourage the use of surface parking spaces over garages, and to ensure no overall reduction in on-street car parking was suggested by the Planning Officer, to read as follows:
The applicant is reminded that as part of any future reserved matters application, the detailed development should be designed to comply with the parking standards as set out at Policy DM13 and Appendix 5 of the Development Management Policies Local Development Document, with the use of surface parking spaces preferred over the use of garages. In addition, care should be taken to ensure that the relocation of car parking from Foxgrove Path does not result in any net loss of car parking available for residents of Foxgrove Path.

Informative I12 to be amended to request hedgerow along existing public right of way to the rear of properties fronting Heysham Drive to be maintained and enhanced the wording to be as follows:
The applicant is advised that any future submission in respect of the Landscaping Reserved Matter should, in connection with Condition 6 (Biodiversity Enhancement and Management Plan), make adequate provision for the existing boundaries (including hedgerows) to be gapped up with appropriate species.

Councillor Reena Ranger raised concerns with regard to who would adopt the road and ecological matters.  

The Planning Officer advised that the road would be built to an adoptable standard to be adopted by the County Council and the developer would be responsible for making the road to an adoptable standard.  When the reserved matters application was received full details would be provided at this time.  Conditions C5 and C6 covered this matter.  There would also be full consultation taking place when the reserved matters application was received. With regard to the ecological matters there were legal protections in place.

Councillor Reena Ranger referred to Page 64, Paragraph 4.1.15 on the Local Plans response to the application and the conflicting opinions.  


Councillor Phil Brading said having walked around the site the greatest biodiversity was in the surrounding boundaries which should be enhanced with the planting of trees and shrubs.  Details on this would be provided in the reserved matters application when the applicant would provide a landscaping scheme for the site.

Councillor Chris Lloyd said as an outline application a condition had been included so that when the reserved matters application was submitted details needed to be provided on the protection for the neighbours and the wildlife.  He advised that having walked along the footpath, which was quite muddy, he wondered if it should remain as it was or should the surface be upgraded.  Would the footpath be used more if it was made wider? 

Councillor Sarah Nelmes suggested a crushed surface for the footpath.  She stated that in the Local Plan the number of houses was indicative.  


Councillor Peter Getkahn welcomed the application as there would be a good housing mix and was a good site for development.


Councillor Phil Brading did not see it necessary to resurface the footpath but wanted to ensure it remained for use by the public.  There would a number of houses on the site and the road should be adopted.  All the construction vehicles should park on the site during the construction.  It would be unbearable if the vehicles spilled out onto the surrounding roads.

Councillor Chris Whately-Smith said the red line area was bordered by hedgerow to the north east of the footpath.  The boundary should have vegetation as well as provide protection for the residents.

In accordance with Council Procedure Rule 35 (B) Mr Bowden spoke in support of the application.                     

Local Ward Councillor Stephen Cox thanked the Committee for visiting the site but voiced the concerns received from the residents that they did not wish to see this site developed and the open space be concreted over. The wildlife should be encouraged to thrive on the site.
Local Ward Councillor Joan King said this was one of the only open spaces in this part of South Oxhey and should remain as such and should not be taken away especially considering the wildlife on the site.

Local Councillor Eric Bishop said the design would provide for an awkward access but if it was modified it would be far more dangerous.  Insects and flora could be found on the site.  Traffic levels would increase, there would be loss of amenity space, and residents needed their cars as there was limited bus services.

Parish Councillor Yessica Gould said the local school had reported that they were having difficulty recruiting teachers and the school did not know how they would cope with more families moving to the area.  The only access to the site would be via Foxgrove Path and if there was flooding the residents would not be able to leave the site and she was also concerned about access for emergency vehicles.  

Councillor Phil Brading said there were many developments in the District with only one access and the Highways Authority had raised no objection to a single road access.  He could see no planning reasons to refuse the application.

Councillor Chris Whately-Smith said the field was where horses grazed and a nature reserve and was not a play area or public open space.  The site had been included in the Council’s Local Plan and the matter regarding the school was a County Council responsibility.
Councillor Stephen King said the development of the site could bring at least a further 49 children requiring places at the local school. He was of the opinion that Heysham Drive should be opened up to provide another entrance to the site.  The Planning Officer advised that a new access into the site would require a new planning application as it fell outside the application site.  

Councillor Alex Hayward said Great Crested Newts were protected and if found on the site would require the works to be stopped to allow a survey to be carried out.  In the report on Page 64, paragraph 4.1.15, the core strategy policy CP3 stated the development did not meet the housing needs for the area.  Larger houses were required for the community and this application did not meet the needs of the people of South Oxhey.  

Councillor Reena Ranger said the housing mix needed to change to ease the parking on the site.

Councillor Chris Whately-Smith said an Informative could be added to look at the housing mix and standards required for the site.

Councillor Phil Brading sought clarification on the idea of opening up another corner of Heysham Drive and if this would be feasible?  The Planning Officer advised that a proper assessment would be required.  


Councillor Phil Brading moved, seconded by Councillor Peter Getkahn, that outline 

planning permission be granted subject to conditions with an informative with regard to the construction compound, the housing mix and to have surface parking rather than garages.  
Councillor Peter Getkahn was of the opinion that 1 or 2 bedroom dwellings were required on the site not four bedroomed dwellings.

Councillor Debbie Morris said South Oxhey had changed a lot with a huge number of housing developments.  How strong and valid was the Local Plan and how much were the Committee bound by it.  The Planning Officer advised that the Local Plan was the statutory development plan for the District and all planning applications were judged against it. In the new plan the Government housing targets would increase.

On being put to the Committee the motion was declared CARRIED by the Chairman the voting being 6 For, 4 Against and 1 Abstention.

RESOLVED:

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



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



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



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



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



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



C3
No development shall take place until a scheme for the provision of Affordable Housing to be constructed on the site pursuant to the planning permission has been submitted to and approved in writing by the Local Planning Authority. The Affordable Housing shall be provided in accordance with the approved scheme. The scheme shall include: 

i. the numbers, type and size, tenure and location of the Affordable Housing to be constructed on the site which shall not consist of less than 45% of the total number of the Dwellings permitted, of which 70% shall be constructed and Provided as Social Rented Dwellings and 30% shall be constructed and Provided as Shared Ownership Dwellings;

ii. the timing of the construction of the Affordable Housing and its phasing in relation to the occupancy of the Market Housing; 

iii. the arrangements for the transfer of the Affordable Housing to an Affordable Housing Provider or the arrangements for the  management of the Affordable Housing if those dwellings are not to be transferred to a Affordable Housing Provider; 

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

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

vi. the arrangements for the use of any Net Proceeds following the sale of an interest in any of the Affordable Housing (in accordance where applicable with Homes and Communities Agency guidance)


The Affordable Housing shall be provided in accordance with the approved scheme. The dwellings constructed shall not be used for any other purpose than as Affordable Housing in accordance with that approved scheme, subject to: 

(A) any rights to acquire pursuant to the Housing Act 1996 or any equivalent statutory provision for the time being in force; 

(B) any right to buy pursuant to the Housing Act 1985 or any equivalent statutory provision for the time being in force; 

(C) where a tenant of a Shared Ownership Dwelling granted a Shared Ownership Lease has purchased the remaining shares so that the tenant owns the entire Shared Ownership Dwelling).

(D) the restriction upon the use and disposal of the Affordable Housing shall cease to apply to the whole or any part of an  Affordable Dwelling (hereafter referred to as the ‘Affected Affordable Dwelling’) where that whole or part is transferred or leased, pursuant to an event of default by any mortgagee or chargee of the Affordable Housing Provider or the successors in title to such mortgagee or chargee, or by any receiver or manager (including an administrative receiver) appointed pursuant to the Law of Property Act 1925 (hereafter referred to as the “Chargee”), PROVIDED THAT:

(i) the Chargee  has first given the Council and the Affordable Housing Provider (as appropriate) 4 (four) months prior notice in writing (the “Chargee’s Notice”) of its intention to exercise any power of sale or lease in respect of any Affected Affordable Dwelling; and

(ii) the Chargee has first given the Council or the Affordable Housing Provider the opportunity to complete a transfer of the Affected Affordable Dwelling in order  to ensure that it continues to be used for the purposes of Affordable Housing. The Chargee’s Notice shall not be a valid Chargee’s Notice unless it is accompanied by a conveyancer’s certificate signed and dated by the conveyancer and confirming that, at the date of the notice, the Chargee giving the notice is entitled to execute a transfer of the freehold of the Affected Affordable Dwelling and all land required to gain access to the Affected Affordable Dwelling from the public highway; and

(iii) the price for the purchase of the Affected Affordable Dwelling by the Council or the Affordable Housing Provider demanded by the Chargee shall not be permitted to  exceed the market value of the Affected Affordable Dwelling at the date of the transfer on the valuation assumption that it is to be retained in perpetuity as Affordable Housing.

(iv) If the Council or the Affordable Housing Provider is unable to secure the transfer of the Affected Affordable Dwelling to itself under the terms and in the circumstances described above within the said period of 4 (four) months in accordance with sub-paragraph (i) above then the Chargee shall be entitled to dispose of the Affected Affordable Dwelling on the open market not subject to the condition above that it shall not be used for any other purpose than as Affordable Housing.


Reason: This is a pre commencement condition to meet local housing need within the Three Rivers district and to comply with Policies CP1, CP2, CP3 and CP4 of the Core Strategy (adopted October 2011) and the Affordable Housing SPD (approved July 2011).



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

a. Construction vehicle numbers, type, routing;

b. Traffic management requirements;

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

d. Siting and details of wheel washing facilities;

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

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

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

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


 

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



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



C5
No development shall take place (including demolition, ground works, vegetation clearance) until a Construction Environmental Management Plan (CEMP: Biodiversity) has been submitted to and approved in writing by the Local Planning Authority. The CEMP: Biodiversity shall include the following. 

A) Risk assessment of potentially damaging construction activities. 

B) Identification of “biodiversity protection zones”. 

C) Practical measures (both physical measures and sensitive working practices) to avoid or reduce impacts during construction (may be provided as a set of method statements). 

D) The location and timings of sensitive works to avoid harm to biodiversity features. 

E) The times during which construction when specialist ecologists need to be present on site to oversee works. 

F) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly competent person. 

G) Responsible persons and lines of communication. 

H) Use of protective fences, exclusion barrios and warning signs. 

The approved CEMP shall be ahead to and implemented throughout the construction period strictly in accordance with the approved details. 




Reason: This is a pre commencement condition in the interests of safeguarding protected species and to meet the requirements of Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).



C6
No development shall take place (including demolition, ground works, vegetation clearance) until a Biodiversity Enhancement and Management Plan has been submitted to and approved by the Local Planning Authority, detailing how it is planned to incorporate biodiversity as part of the development scheme, how the boundary and buffer habitats will be managed to maintain long term biodiversity objectives, and who will have the management responsibilities.




Reason: This is a pre commencement condition in the interests of safeguarding protected species and to meet the requirements of Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).



C7
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall take place on site in connection with the development hereby approved unless the branch structure and trunks of all trees and hedgerows shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.




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




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



C8
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).



C9
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).



C10
No development approved by this planning permission shall take place until a detailed surface water drainage scheme for the site based on the approved drainage strategy and sustainable drainage principles, has been submitted to, and approved in writing, by the local planning authority. The surface water drainage system will be based on the submitted Flood Risk Assessment & Drainage Strategy, Version 1, prepared by WYG Engineering, reference A087862-1, dated July 2017, and all supporting information. The surface water drainage scheme should include:


1. Limiting the surface water run-off generated by the critical storm events so that it will not exceed the surface water run-off rate of 6.8 l/s during the 1 in 100 year event plus 40% of climate change event.


2. Providing attenuation to ensure no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change for the entire site and not only considering the impermeable areas.


3. Implementing the appropriate drainage strategy based on attenuation and discharge into Thames Water surface water sewer network using appropriate above ground SuDS measures and indicated on drainage strategy drawing no. 300 Revision A.


4. Updated drainage layout plan showing the SuDS features and pipe networks and detailed engineered drawings of the proposed SuDS features and discharge control devices including their, location, size, volume, depth and any inlet and outlet features.


5. Updated surface water calculations and modelling for all rainfall events up to and including the 1 in 100 year + climate change event to include all proposed SuDS features that will provide attenuation for all site area. Calculations should take account of the entire site area not just impermeable areas.


6. Final detailed management plan to include arrangements for adoption and any other arrangements to secure the operation of the scheme throughout its lifetime.



The scheme shall be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements embodied within the scheme, or within any other period as may subsequently be agreed, in writing, by the local planning authority.



Reason: This is a pre-commencement condition to ensure that sufficient capacity is made available to cope with the new development to prevent flooding, and in order to avoid adverse environmental impact upon the community, in accordance with Policies CP1, CP8 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).



C11
Prior to the commencement of the development hereby permitted, a plan indicating the positions, design, materials and type of boundary treatment to be erected along the boundaries with Nos 12-15 Foxgrove Path, Nos. 69-81 Heysham Drive and Nos. 2-4 Ashford Path shall be submitted to and approved in writing by the Local Planning Authority. The boundary treatment shall thereafter be erected prior to commencement of any site works and retained as such thereafter.



Reason: This is a pre-commencement condition to ensure that appropriate boundary treatments are proposed to safeguard the amenities of neighbouring properties and the character of the locality in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

Informatives:


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





All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by formal application. Fees are £116 per request (or £34 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 



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




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





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


I2

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



I3

The applicant is advised that in order to comply with this permission it will be necessary for the developer of the site to enter into an agreement with Hertfordshire County Council as Highway Authority under Section 278 of the Highways Act 1980 to ensure the satisfactory completion of the access and associated road improvements. The construction of such works must be undertaken to the satisfaction and specification of the Highway Authority, and by a contractor who is authorised to work in the public highway. 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 0300 1234047.
I4
The following terms (and those related to them) referred to at Condition C3 shall be defined as set out below: 

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

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

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

Dwelling means a residential unit comprised in the development.

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

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

Provided means practically completed, ready for first occupation, fully serviced and subject to a contract with an Affordable Housing Provider for the acquisition of no less than a 125 year leasehold interest.
Reasonable Service Charge means a sum that covers the contribution requested from time to time for those services and facilities which are of a nature and to a standard reasonably required in connection with and which directly benefit the relevant Affordable Housing, such sum to be set at a fair and reasonable proportion of the costs relating to the services provided.

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

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

Shared Ownership Dwellings means Affordable Housing owned and managed by an Affordable Housing Provider sold subject to a Shared Ownership Lease

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

(a) the initial share sold to the leaseholder

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

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

(b) the annual rent:

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

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

(c) the tenant:

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

(ii) may in successive tranches purchase the remainder of the equity in the dwelling.
Target Rent means a rent which does not exceed the guideline rent determined through the national rent regime set from time to time.
I5
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.
I6
The applicant is advised that any future formal application on this site must include provision for a 5 metre buffer zone to be retained between the development site and the adjacent Local Nature Reserve/Local Wildlife Site.

I7
The applicant is reminded that the removal or severe pruning of trees and shrubs should be avoided during the bird breeding season (March to August inclusive) to protect breeding birds, their nests, eggs and young. If this is not practicable, a search of the area should be made no more than three days in advance of vegetation clearance and if active nests are found, works should stop until the birds have left the nest.

I8
The applicant is reminded that any external lighting 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.

I9
The applicant is advised to keep any areas of vegetation as short as possible up to, and including, the time when the works take place so that it remains / becomes unsuitable for reptiles or amphibians (including Great Crested Newts) to cross. Clearance of existing vegetation should be undertaken progressively towards boundaries to allow any animals present to escape to contiguous areas of retained habitat. Stored building materials that might act as temporary resting places are raised off the ground, e.g. on pallets or batons, away from hedgerows on site. Caution should be taken when moving debris piles or building materials as any sheltering animals could be impacted on. Any excavations are backfilled before nightfall or a ramp left to allow trapped animals to escape easily - this is particularly important if holes fill with water. If a reptile or amphibian (with exception of a Great crested newt) is found, then it should be moved carefully out of harm’s way. In the unlikely event that a Great crested newt is encountered during works, works must stop immediately and ecological advice taken on how to proceed lawfully from an appropriately qualified and experienced Ecologist or Natural England: 0300 060 3900.

I10
The applicant has stated in the Flood Risk Assessment & Drainage Strategy, that the maintenance will be undertaken by a management company paid by the residents. However, no maintenance plan was provided. Any future formal application should include a maintenance and adoption plan that explains and follows the manufacturer’s recommendations for maintenance or that it follows the guidelines explained by The SuDS Manual. A maintenance plan should also include an inspection timetable with long term action plans to be carried out to ensure efficient operation and prevent failure. For further guidance on the maintenance of SuDS components, please refer to the SuDS Manual by Ciria.

I11
The applicant is reminded that during the course of any development works at this site the existing Public Rights of Way should be protected to a minimum width of two metres, and the current surface maintained. In addition, the Public Right of Way must remain unobstructed by vehicles, machinery, materials, tools and any other aspects of the construction during works. The safety of the public using the route and any other routes to be used by construction traffic should be a paramount concern during works, safe passage past the site should be maintained at all times. The condition of the route must not deteriorate as a result of these works.  Any adverse effects to the surface from traffic, machinery or materials (especially overspills of cement & concrete) to be made good by the applicant to the satisfaction of the Highway Authority. If the above cannot reasonably be achieved then a Temporary Traffic Regulation Order would be required to close the affected route and divert users for any periods necessary to allow works to proceed. Further information and guidance should be sought from the Rights of Way officer (row@hertfordshire.gov.uk) before any works take place.

I12
The applicant is advised that any future submission in respect of the Landscaping Reserved Matter should, in connection with Condition 6 (Biodiversity Enhancement and Management Plan), make adequate provision for the existing boundary hedgerows to be gapped up with appropriate species.
I13
The applicant is reminded that as part of any future reserved matters application, the detailed development should be designed to comply with the parking standards as set out at Policy DM13 and Appendix 5 of the Development Management Policies Local Development Document, with the use of surface parking spaces preferred over the use of garages. In addition, care should be taken to ensure that the relocation of car parking from Foxgrove Path does not result in any net loss of car parking available for residents of Foxgrove Path.
I14
The applicant is reminded that, as part of any future formal application, regard must be had to the Housing Mix as set out at Policy CP3 of the Core Strategy and any scheme should be designed to accord with that requirement.
PC101/17
17/2077/FUL – Demolition of existing garages and construction of 6 no. 2 bed 4 person flats for temporary accommodation with associated car parking and landscaping, at GARAGES REAR OF 12 TO 14 BOWRING GREEN, SOUTH OXHEY, HERTFORDSHIRE, for Three Rivers District Council
Councillor Debbie Morris said having visited the site and seen the constraints of the site and the fact it was not a site allocated for housing, she felt it would be backland development, would be out of character in the surrounding area, would have a detrimental impact to the local residents and their residential amenity space.  The area was predominantly semi-detached and terraced houses and to introduce flats in a modular design using different materials and a staggered footprint would increase the levels of built up form.  It would not meet the 28m separation distance required between buildings and would be a cramped and contrived form of development very visible to the neighbours.  Between No.14 and the development there would only be a 20m separation distance which would be even less to No.16.  It would be visible to the dwellings to the South West, dominant, oppressive and would create overlooking. The residents should be protected and should not have their amenity space compromised.  This proposed development was unacceptable.

Councillor Stephen King said any development would only make the flooding worse on the site and any development would be a form of backland development.  He would be voting against the application.

Councillor Sarah Nelmes said having visited the site she was not surprised the area flooded due to the amount of concrete.  There should be a condition to have permeable surfaces to provide the appropriate drainage to alleviate the drainage problems.

Councillor Reena Ranger stated that there were already parking issues in the area and this application would only make this worse as it was not complying with the Council’s parking standards.  The access would be a shared access for pedestrians, vehicles, and emergency vehicles.

In accordance with Council Procedure Rule 35 (B) Mr Cox spoke against the application and Mr Burr in support of the application.                     

Councillor Phil Brading said the indication was the development would be different to the existing form of development and on a different footprint to the garages with a proposal for 3 blocks.

Councillor Chris Lloyd sought clarification on whether the points raised were covered in the conditions.  The Planning Officer advised that the parking and drainage were covered.  With regard to the issues on the drainage details the Council and the flood authority could be consulted in relation to this condition.  Of the construction vehicles parking this would be covered by Condition C4 as part of the Construction Management Plan and if the development required the craning of the units onto the site this would be covered within Condition C4.

Councillor Debbie Morris said there was no exceptional circumstances and any new schemes should be sympathetic to the surrounding area and this was a development which would create a built up form on the cheap.
Councillor Alex Hayward had lots of concerns regarding the development. The staircases to the accommodation – were these to be metal?  If they were this would create lots of noise.  Was there to be 6 apartments with 2 bedroom accommodation? This would mean 6 people in each.  Ball games played on the site would hit the surrounding neighbour’s fences which would be unfair on everyone.  

Councillor Stephen King could not envisage how the crane would be able to lift the units onto the site.  The housing would be for vulnerable people with limited residential amenity space and would be backland development.  There would be insufficient parking and the application failed in every respect.

Local Ward Councillor Stephen Cox said if this scheme didn’t go ahead another one would.  A development in Broomfield Rise had been sub-standard and the same issues arose here.  The cars would be displaced from the site making the parking in the local area even worse.  The proposed development was overbearing and out of character and the parking spaces were below the Council standard.

It was noted that the garages were not occupied.  

Councillor Chris Whately-Smith said the development would provide housing for homeless people with 3 to 4 vehicles likely to be on the site.  He moved the recommendation, seconded by Councillor Sarah Nelmes, that planning permission be granted subject to conditions.

On being put to the Committee the motion was declared CARRIED by the Chairman the voting being 6 For, 5 Against and 0 Abstentions.

RESOLVED:



That PLANNING PERMISSION BE GRANTED subject to the following conditions:

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
Plans


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


PL 010 Rev B


PL 011 Rev A


PL 012


PL 020 Rev D


PL 100 Rev B


PL 101 Rev D


PL 102 Rev D


PL 110 Rev D


PL 111 Rev B


PL 200 Rev C


PL 201 Rev C


PL 210 Rev B


PL 211 Rev B

2017/3809/007 Rev A



Reason: For the avoidance of doubt, in the proper interests of planning and to safeguard the character and appearance of the Conservation Area and amenity of neighbouring occupiers; in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP6, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM4, DM6, DM8, DM9, DM10, DM11, DM12, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).

C3
Materials



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 201


C4
Construction Management


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


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



C5
Landscaping – Details

Prior to commencement of the development hereby permitted, a scheme of hard and soft landscaping shall be implemented in accordance with details which have first been submitted to and approved in writing by the Local Planning Authority.

The submitted details 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, and details of replacement planting.

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.
Reason: This is a pre commencement condition 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).

C6
Drainage Details

Prior to the commencement of works details of the provision to direct run-off water from the hard surface to a permeable or porous area or surface within the application site shall be submitted to and approved in writing by the Local Planning Authority. The drainage provisions shall be implemented in accordance with the approved details prior to first occupation. 


Reason: To ensure that adequate off-street parking is provided within the development so as not to prejudice the free flow of traffic and in the interests of highway safety on neighbouring highways in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM8 and DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C7


Sustainability – Details 
Prior to the commencement of development hereby permitted, plans and details of the solar panels 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 permanently maintained thereafter. 

Reason: This condition 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 ensure that the development makes as full a contribution to sustainable development as possible.
C8
Management & Maintenance Plan – Details

Prior to occupation of the development hereby permitted, an Operational Management Plan including details of how the development would be effectively managed shall be submitted to and approved in writing by the Local Planning Authority.  The Operational Management Plan should include details of the operation and management of the refuse storage area and general site maintenance.  The development shall be operated and managed in accordance with the approved Operational Management Plan.

Reason: In the interests of the local environment and residential amenity in accordance with Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6, DM9, DM10 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C9
CCTV & Lighting – Details & Management
Prior to first occupation of the development hereby permitted, details of security measures including CCTV and external lighting shall be submitted to and approved in writing by the Local Planning Authority. The measures shall be installed in accordance with the approved details prior to occupation of the development.

Reason: In the interests of designing out opportunities for crime and anti-social behaviour and in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6 and DM9 of the Development Management Policies LDD (adopted July 2013).
C10
Cycle Storage - Details
Prior to occupation of the development hereby permitted, details of provision for the secure storage of bicycles shall be submitted to and approved in writing by the Local Planning Authority. The storage shall be provided prior to occupation of the building(s), in accordance with the approved details and shall be permanently retained as such thereafter. 
Reason: To ensure that secure and appropriate bicycle storage facilities are provided to encourage use of sustainable modes of travel in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).
C11
Access
Prior to the first occupation of the development hereby permitted the proposed access improvements shall be completed in accordance with the approved plan and retained thereafter available for that specific use.

Reason: In the interests of highway safety and promoting a satisfactory development.
C12
Housing Details
The accommodation hereby permitted shall only be occupied by persons that have an open homeless application with the Local Authority.
Reason: To meet local housing need within the Three Rivers district and to comply with Policies CP1, CP2, CP3 and CP4 of the Core Strategy (adopted October 2011).
C13
Refuse & Recycling – Details

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 siting, size and appearance of refuse and recycling facilities on the premises. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter. 

Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance of such provision is satisfactory in compliance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3, DM10 and Appendix 2 of the Development Management Policies document (adopted July 2013).

C14
Details of Boundary Treatment


Prior to occupation of the development hereby permitted, a plan indicating the positions, design, materials and type of boundary treatment to be erected on the site shall be submitted to and approved in writing by the Local Planning Authority. The boundary treatment shall be erected prior to occupation in accordance with the approved details and shall be permanently maintained as such thereafter. 



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

C15
Parking Management Plan
A parking management plan, including details of the allocation and management of vehicle parking spaces and cycle storage spaces within the development; and long term management responsibilities and maintenance schedules for the parking area, shall be submitted to and approved in writing by the Local Planning Authority prior to the first occupation of the development hereby approved. The parking management plan shall be carried out in accordance with the approved details.

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

C16
Screening 


Prior to first occupation of the development hereby permitted a 1.8m screen as measured from the surface of the north elevation of the stairwells serving the first floor flats shall be erected to the north elevation of the stairwells in accordance with the details as shown on Plan 210 Rev A. The screening shall be permanently 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).


C17
    Obscure Glazing

Before the first occupation of the building/extension hereby permitted the window(s) as shown on plans Pl 210 Rev A and PL 211 Rev A as being translucent windows, including the oriel windows, shall be fitted with purpose made obscured glazing to a height of 1.7m above the floor level of the room of the in which the window is installed 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).


C18
Fire Hydrant Provision 



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).


C19

Method Statement



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, method of demolition and methods of excavation and construction methods 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 condition is a pre commencement condition to prevent damage to trees during construction, 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).


Informatives:

I1
 ASK   \* MERGEFORMAT 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 formal application. Fees are £113 per request (or £34 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. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 


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


Care  should  be  taken  during  the  building  works  hereby  approved  to  ensure  no  damage occurs to the verge or footpaths during construction. Vehicles delivering materials to this development shall not override or cause damage to the public footway. Any damage will require to be made good to the satisfaction of the Council and at the applicant's expense.


Where possible, energy saving and water harvesting measures should be incorporated. 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
 ASK   \* MERGEFORMAT Construction Hours:

The applicant is reminded that the Control of Pollution Act 1974 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, 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
 ASK   \* MERGEFORMAT Positive & Proactive:

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


I4
 ASK   \* MERGEFORMAT Highways – Advisory Note:
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

https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/highways-roads-and-pavements.aspx or by telephoning 0300 1234047.


I5
 ASK   \* MERGEFORMAT Thames Water – Advisory Note:
Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. 

Should the proposed building work fall within 3 metres of pipes that are within Thames Water's ownership you are advised to contact developer.services@thameswater.co.uk to determine if a building over / near to agreement is required.


I6
 ASK   \* MERGEFORMAT Ecology Informative:
Any external lighting scheme should be designed to minimise light spill, in particular directing light away from the nearby woodlands and potential roosting / nesting sites.


I7
 ASK   \* MERGEFORMAT Secured By Design:
The applicant encouraged to construct the development to the standards of Secured by Design part 2, which is the police approved minimum security standard and also achieves ADQ (Building Regulation regarding security).   
PC101/17
17/2147/FUL - Change of use of three Watercress Beds to Trout Lake for food production at Cassiobury Farm and Fishery, Rousebarn Lane, Croxley Green, Rickmansworth, Herts, WD3 3GG for Mr Cardell  


This application had been withdrawn.

PC102/17
17/2204/FUL - Erection of a 9,212 sq m (GIA) secondary school, for 1206 pupils, incorporating the erection of a two storey academic building, sports hall and facilities, playing fields, landscaping, 1,242 sq m (GIA) of temporary accommodation (Use Class D1) together with car parking, drop-off area and associated highway works for Croxley Danes Free School at land north east of BALDWINS LANE, CROXLEY GREEN, HERTFORDSHIRE on behalf of the Education and Skills Funding Agency

The Planning Officer reported that a further 11 representations had been received,
9 in support and 2 objecting. 
An updated Drainage Strategy had been submitted and the Local Lead Flood Authority had arranged a meeting with the applicant next Tuesday with a view of removing their objection, which was achievable. Members will note that the recommendation is for the grant of planning permission to be delegated to the Director of Community and Environmental Services subject to the removal of the objection by the Local Lead Flood Authority who had confirmed in writing that they have no issue with this approach.

In order to assess existing demand for on-street parking and the potential impact of increased parking demand generated by the development, a Parking Beat Survey of local roads within a 550m walk of the school was undertaken on 6 and 7 December between the hours of 7am to 6pm. The survey data suggests, assuming that vehicles only park in areas where there are “no restrictions”, that there is parking capacity for 105 vehicles to park in uncontrolled on-street spaces.

It is accepted that a proportion of parents may elect to avoid entering the school and choose to park on the local highway network; so it will be essential that the school prepares, implements and manages an effective Car Park Management Plan and Travel Plan. Both are to be secured by way of condition with the Travel Plan to be reviewed annually.

With regards to soil movements, the intention is that none of the general site material is expected to be removed from site. 

The amended plans have increased the level of parking associated with the temporary school from 18 to 33 spaces. The temporary blocks will also be placed above a permeable base.

Further highway amendments had also been received including enhanced pedestrian access arrangements by the Watford Road roundabout. Copies of the highway plans had been circulated to Members and will be inserted into the relevant planning conditions, all of which are to be circulated for Member agreement.

Councillor Phil Brading said he had consulted with Officers regarding the remodelling of the site and the impact this would have on the archaeological issues and to minimise the removal of material from the site.  It was anticipated that 100,000 cubic metres of earth to be removed and it was important that the vehicle movements were managed when removing the earth.  Condition C4 would require a written scheme of investigation with the remodel of the land.  On highways and access the pedestrian crossing would be upgraded to a Puffin crossing with timed lights.  The right turn into the school would be removed and the right turning lane.  If the speed table under the railway bridge was retained he did not see the need for another speed table.  On the Rickmansworth Road roundabout there should be a pause on the works to ascertain the impact on the traffic in the area generally once the school was opened.  The footway by the Harvester and the shopping parade had large car transporters parking there which caused obstruction therefore comprehensive parking arrangements were required.  With regard to the relocation of the bus stop as detailed in paragraph 7.7.13 of the report how far would it be moved?  The hedgerow overhangs across the footway by No.50 and the owner cuts it back although the County Council were responsible for this.  It was inevitable a rat run would be created using Warwick Way and Kenilworth Drive to avoid the traffic queues on Baldwins Lane.  He was disappointed on the lack of sustainability measures due to funding and hoped this was a short term issue and they would be introduced retrospectively.  All construction parking must be on the site although this would form part of the Construction Management Plan.  
The Planning Officer advised that the spoil volume would be clarified during the construction and was included in the Construction Management Plan condition.  Details were required to be submitted on the site parking with 90 spaces proposed.  A qualified archaeologist would visit the site to check the site for anything of significance and importance.  With regard to highways access a liaison transport consultant would assess this.  With regard to the roundabout the land would be retained and would be reviewed at a later date.  On parking it would be important to educate parents on the site drop off point.  He noted the lack of funding on sustainability measures but it did meet the Council standards.

Councillor Sarah Nelmes said the issues report had been very helpful and significant progress had been made on the traffic and parking issues.  Hopefully the shopkeepers were reassured now.  She moved the recommendation that subject to the recommendation of approval from the Lead Local Flood Authority (LLFA) the application be delegated to the Director of Community and Environmental Services to Grant Planning Permission subject to conditions and any additional conditions as requested by the LLFA, seconded by Councillor Phil Brading.
Councillor Peter Getkahn said he accepted the location of the tennis courts but wished to see an informative/condition with regard to future lighting.  With regard to the funding for sustainability measures this needed to be considered in the future.

Councillor Debbie Morris had concerns about the cyclists’ safety and shared the Parish Council concerns on the accident analysis and the serious injuries sustained by vulnerable road users (1 pedestrian, 3 cyclists and 2 on motor cycles). Should a review of the road users be completed?  The Planning Officer advised that cycling accessibility was provided in paragraph 7.7.12 of the report.  Most of the roads were considered suitable apart from Baldwins Lane.  46% of students would travel by foot/cycle with 220 cycle spaces to be provided at the school.  Councillor Debbie Morris asked if the parking could be restricted between 8 and 9 and 3.30 and 4.30 to provide a safe route to the school.  
The Planning Officer advised that the most hazardous route was along Baldwins Lane in part due to the volume of traffic.  Other improvements were proposed and revised transport plans had been provided which included widening the footway by the roundabout and accessing existing cycle ways to the school.  There had been no objection by the Highways Authority and therefore this could not be a valid reason for refusal.  
Local Ward Councillor Steve Drury thanked the Officers for both the reports presented to the Committee and was keen to see sustainable measures retrofitted although a ground source heat pump could be put in while the construction of the school was taking place. 
In accordance with Council Procedure Rule 35 (B) Mr Thompson spoke in support of the application.                     

Councillor Chris Lloyd welcomed the comments made.  With the school there would be an increase in the volume of traffic but the school and the County Council would be working on this.  

On being put to the Committee the motion was declared CARRIED by the Chairman the voting being 9 For, 0 Against and 2 Abstentions.

RESOLVED:


That subject to the recommendation of approval from the Lead Local Flood Authority (LLFA) the application be delegated to the Director of Community and Environmental Services to GRANT PLANNING PERMISSION subject to the following conditions and any additional conditions as requested by the LLFA:-
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

The development hereby permitted shall be carried out in accordance with the following approved plans: 10001724-HKS-ZZ-00-DR-A-9000 Rev P1; 10001724-HKS-ZZ-GF-DR-A-2001 Rev P1; 10001724-HKS-ZZ-GF-DR-A-2002 Rev P1; 10001724-HKS-ZZ-FF-DR-A-2001 Rev P1; 10001724-HKS-ZZ-FF-DR-A-2002 Rev P1; 10001724-HKS-ZZ-RF-DR-A-2001 Rev P1; 10001724-HKS-ZZ-RF-DR-A-2002 Rev P1; 10001724-HKS-ZZ-ZZ-DR-A-2000 Rev P1; 10001724-HKS-ZZ-ZZ-DR-A-2001 Rev P2; 10001724-HKS-ZZ-ZZ-DR-A-2002 Rev P1; 10001724-HKS-ZZ-ZZ-DR-A-2003 Rev P1; 10001724-HKS-ZZ-ZZ-VS-A-0001 Rev P1; 10001724-HKS-ZZ-ZZ-VS-A-0002 Rev P1; 10001724-HKS-ZZ-ZZ-VS-A-0003 Rev P1; 10001724-HKS-ZZ-ZZ-VS-A-0004 Rev P1; 10001724-HKS-ZZ-ZZ-VS-A-0005 Rev P2; 10001724-HKS-ZZ-ZZ-VS-A-0006 Rev P1; 10001724-HKS-ZZ-ZZ-RP-A-0001 Rev 02 (Design & Access Statement); 10001724-FAB-00-XX-DR-L-0001 Rev B; 10001724-FAB-00-XX-DR-L-0100 Rev B; 10001724-FAB-00-XX-DR-L-0101 Rev B; 10001724-FAB-00-XX-DR-L-0102 Rev B; 10001724-FAB-00-XX-DR-L-0103 Rev B; 10001724-FAB-00-XX-DR-L-0104 Rev B; 10001724-FAB-00-XX-DR-L-0105 Rev B; 10001724-FAB-00-XX-DR-L-0106 Rev B; 10001724-FAB-00-XX-DR-L-0107 Rev B; 10001724-FAB-00-XX-DR-L-0108 Rev B; 10001724-FAB-00-XX-DR-L-0109 Rev B; 10001724-FAB-00-XX-DR-L-0110 Rev D; 10001724-FAB-00-XX-DR-L-0310 Rev B; 10001724-FAB-00-XX-DR-L-0400 Rev A; 10001724-FAB-00-XX-DR-L-0401 Rev A; 10001724-FAB-00-XX-DOC-L-0001 Rev A; 10001724-FAB-00-XX-DOC-L-0002 Rev A; L170279-101 REV A, L170279-121 REV A, L170279-131 REV A; L170279-141 REV A & 2200/1100/T/117 Rev B. 
Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies PSP2, CP1, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM2, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12, DM13 and Appendices 4 and 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA3 and site S(b) of the Site Allocations Local Development Document (adopted November 2014).
C3: Tree Protection Scheme
Prior to commencement of the development hereby permitted, 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 shall be protected from any damage during site works, in accordance with the drawings contained at Appendix 3 of the Arboricultural Development Report dated October 2017 which has been 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: 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: Archaeological Written Scheme of Investigation
Prior to commencement of development hereby permitted, an Archaeological Written Scheme of Investigation shall be submitted to and approved by the Local Planning Authority in writing. The scheme shall include an assessment of archaeological significance and research questions; and: 
1. The programme and methodology of site investigation and recording 
2. The programme and methodology of site investigation and recording as suggested by the archaeological evaluation 
3. The programme for post investigation assessment 
4. Provision to be made for analysis of the site investigation and recording 
5. Provision to be made for publication and dissemination of the analysis and records of the site investigation 
6. Provision to be made for archive deposition of the analysis and records of the site investigation 
7. Nomination of a competent person or persons/organisation to undertake the works set out within the Archaeological Written Scheme of Investigation.

Reason: This condition is a pre-commencement condition to define, in advance of any development commencing, the details of evaluation/mitigation necessary to protect any archaeological remains present within the development site. The significance of heritage assets with archaeological interest can be harmed/destroyed by development. This is in accordance with NPPF guidance, Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).
C5: Thames Water

Prior to commencement of development hereby permitted, a drainage strategy detailing any on and/or off site drainage works, shall be been submitted to and approved by, the Local Planning Authority. No discharge of foul or surface water from the site shall be accepted into the public system until the drainage works referred to in the strategy have been completed. 
Reason: This condition is a pre-commencement condition to ensure that sufficient capacity is made available to cope with the new development; and in order to avoid adverse environmental impact upon the community in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).
C6: Transport Assessment

Prior to the commencement of the development a revised Transport Assessment document (including updated mitigation measures and capacity testing for the existing roundabout junction of Baldwins Lane with A412 Watford Road) shall be submitted to and approved by the Local Planning Authority. The development shall be carried out in accordance with the approved document.

Reason: This condition is a pre-commencement condition in the interests of highway safety in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C7: Construction Management

Prior to the commencement of the development hereby permitted, full details of all proposed vehicle access, parking arrangements and mud / dust control facilities proposed during the construction period shall be submitted to and approved in writing by the Local Planning Authority. These details should be submitted in the form of a Construction Management Plan. The agreed details shall be adhered to throughout the construction period (includes the construction of both the temporary and permanent school).
Reason: This condition is a pre-commencement condition to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C8: Building Materials

Before any building operations above ground level hereby permitted are commenced, samples and details of the proposed external materials of the school building 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).
C9: Site access arrangements
Within six months of the commencement of the development hereby permitted, the highway access for the school (shown in indicative form on drawing number “to be confirmed”) shall be fully constructed in accordance with details to be approved in writing by the Local Planning Authority. 

Reason: 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).

C10: Sustainable travel movements

No part of the permanent educational establishment hereby permitted shall be occupied until the proposed sustainable travel improvements (shown in indicative form on drawing number “to be confirmed”) are fully constructed in accordance with details to be approved in writing by the Local Planning Authority. 

Reason: To ensure that the development promotes opportunities for travel by sustainable modes 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).

C11: Travel Plan

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

Reason: To deliver an acceptable development and to promote alternative modes of travel to the private car 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).

C12: Temporary school

Prior to the first occupation of the temporary school hereby permitted, the modular units serving the temporary school shall be erected on site in accordance with drawings L170279-101 REV A, L170279-121 REV A, L170279-131 REV A & L170279-141 REV A. All modular units shall be permanently removed from the site including all associated structures and resultant materials prior to the first occupation of the permanent educational establishment.
Reason: To ensure that the schools are prepared to an adequate standard and are fit for purpose and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM8 and DM11 of the Development Management Policies LDD (adopted July 2013).
C13:  Sustainability

Prior to the first occupation of the permanent educational establishment hereby permitted, the energy saving and renewable energy measures detailed within the submitted Energy and Sustainability Statement Rev 1 dated October 2017 prepared by Hoare LEA shall be incorporated into the approved development. The development shall not be occupied until the approved measures have been incorporated. 
Reason: To ensure that the development meets the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM4 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.
C14: Boundary treatments

Prior to the first occupation of the permanent educational establishment hereby permitted, the boundary treatments shall be erected in accordance with the details provided on page 50 of the submitted Design & Access Statement (10001724-HKS-ZZ-ZZ-RP-A-0001 Rev 02). The agreed boundary treatments once erected shall be permanently retained thereafter.
Reason: To ensure that appropriate boundary treatments are proposed to safeguard the amenities of neighbouring properties and the character of the locality in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD (adopted July 2013).
C15: External Lighting

Prior to the first occupation of the permanent educational establishment hereby permitted, all external lighting to the buildings and site shall be undertaken in accordance with the submitted and agreed External Lighting Assessment Rev 1 prepared by Hoare LEA dated December 2017. The agreed lighting shall be maintained as such thereafter and shall not be operated other than within the agreed hours as set out within the External Lighting Assessment Rev 1. 
Reason: In the interests of visual and residential amenity and biodiversity and to meet the requirements of 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).
C16: Car Park Management Plan

Prior to the first occupation of the permanent educational establishment hereby permitted, a Car Park Management Plan shall be submitted to and approved in writing by the Local Planning Authority.
The development shall thereafter be carried out in strict accordance with the approved Car Park Management Plan.
Reason: To ensure the appropriate operation of the car parking and drop-off areas and to meet 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).
C17: Fire Hydrants

Prior to the first occupation of the permanent educational establishment hereby permitted, 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. 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).
C18: Community Use Agreement
Prior to the first occupation of the permanent educational establishment hereby permitted, a community use agreement shall be submitted to and approved in writing by the Local Planning Authority.  The agreement shall apply to the indoor sports hall, gym, activity studio, all weather pitch (MUGA), games courts, playing fields and other suitable facilities to be defined in the agreement and include details of pricing policy, hours of use, access by non-educational establishment users, management responsibilities and a mechanism for review, and anything else which the Local Planning Authority considers necessary in order to secure the effective community use of the facilities.  The development shall not be used at any time other than in strict compliance with the approved agreement.
Reason: To secure well managed safe community access to the sports facility/facilities, to ensure sufficient benefit to the development of sport and to accord with Policy DM11 of the Development Management Policies LDD (adopted July 2013).
C19: Artificial Cricket Wicket
Prior to the first occupation of the permanent educational establishment hereby permitted, details of the design and layout of the artificial grass cricket wicket together with an implementation programme shall be submitted to and approved in writing by the Local Planning Authority. The artificial grass cricket wicket shall not be constructed other than in accordance with the approved details.
Reason: To ensure that the artificial cricket wicket is prepared to an adequate standard and is fit for purpose and to meet the requirements of Policy DM11 of the Development Management Policies LDD (adopted July 2013).
C20: Playing fields/MUGA Provision
Prior to the first occupation of the permanent educational establishment hereby permitted, the playing pitches and MUGA shall be constructed and laid out and maintained in accordance with approved plans. 
Reason: To ensure that the playing fields/MUGA are prepared to an adequate standard and are fit for purpose and to meet the requirements of Policy DM11 of the Development Management Policies LDD (adopted July 2013).
C21: Landscaping Details 

Prior to the first occupation of the permanent educational establishment hereby permitted, 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 shall be submitted to and approved in writing by the Local Planning Authority.

All hard landscaping works required by the approved scheme shall be carried out and completed prior to the first occupation of the development hereby permitted. 
All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed before development commences and shall be maintained including the replacement of any trees or plants which die are removed or become seriously damaged or diseased in the next planting season with others of a similar size or species, unless the Local Planning Authority gives written consent to any variation for a period for five years from the date of the approved scheme was completed.
Reason: 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).
C22: Landscape Management Plan

Prior to the first occupation of the permanent educational establishment hereby permitted, 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. 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)
C23: Refuse storage details

Prior to the first occupation of the permanent educational establishment hereby permitted, full details of the size and appearance of the refuse and recycling facility as shown on drawing numbers 1001724-FAB-00-XX-DR-L-0108 Rev B & 10001724-FAB-00-XX-DR-L-0110 Rev D shall be submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to the occupation of any part of the development and be permanently retained thereafter.
Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance of such provision is satisfactory in compliance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM10 of the Development Management Policies document (adopted July 2013).

C24: Cycle provision

Prior to the first occupation of the development hereby permitted, space for 52 bicycles shall be provided in accordance with drawing numbers 10001724-FAB-00-XX-DR-L-0108 Rev B Rev A & 10001724-FAB-00-XX-DR-L-0110 Rev D. The cycle parking shall be permanently retained thereafter including the safeguard of future provision as shown on drawing number 10001724-FAB-00-XX-DR-L-0108 Rev B.

Reason: In order to ensure bicycle parking facilities are provided and 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).

C25: Biodiversity Enhancement and Management Plan

Prior to the first occupation of the permanent educational establishment hereby permitted, the biodiversity enhancements and management plan as set out within the agreed Biodiversity Enhancement and Management Plan Rev A prepared by Middlemarch Environmental dated December 2017 shall be incorporated within the development and be permanently retained thereafter.
Reason: 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).

C26: Details of plant equipment/machinery on roof

Prior to the first occupation of the permanent educational establishment hereby permitted, details of the plant/machinery provided on the roof of the main school building and any required sound attenuation measures shall be submitted to and agreed in writing by the Local Planning Authority. The approved details shall be permanently maintained thereafter.
Reason: To ensure that adjacent neighbouring properties do not suffer from unacceptable high noise levels and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011).
C27: Highway improvements
No part of the permanent educational establishment hereby permitted shall by occupied (by students of Year “to be confirmed” or above) until the proposed junction capacity works (shown in indicative form on drawing number 2200/1100/T/117 Rev B) are fully constructed in accordance with details to be approved in writing by the Local Planning Authority.

Reason: To ensure that the development promotes opportunities for travel by sustainable modes and that the appropriate improvement works are delivered to an appropriate standard in the interest of highway safety and to protect the environment of the local highway corridor.

C28: In accordance with agreed Written Scheme of Investigation
The demolition/development shall take place/commence in accordance with the programme of archaeological works set out in the Written Scheme of Investigation approved under condition 4 (see above).
Reason: In the interests of protecting any archaeological remains present within the development site. The significance of heritage assets with archaeological interest can be harmed/destroyed by development. This is in accordance with NPPF guidance, Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).

C29: Completion of Archaeological Investigations

Prior to the first occupation of the permanent educational establishment hereby permitted, the archaeological investigation and post investigation assessment shall be completed in accordance with the programme set out in the Archaeological Written Scheme of Investigation approved under condition 4 (see above) and the provision made for analysis and publication where appropriate.
Reason: In the interests of protecting any archaeological remains present within the development site. The significance of heritage assets with archaeological interest can be harmed/destroyed by development. This is in accordance with NPPF guidance, Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).

C30: Environmental Waste Management

The measures as set out within the submitted Environmental Management Plan (EMP) Rev 01 dated 18 December 2017 prepared by Kier in relation to the construction of both the temporary and permanent school shall be adhered to throughout the construction period.
Reason: 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).


Informatives:

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

All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by formal application. Fees are £116 per request (or £34 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. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 

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

Care  should  be  taken  during  the  building  works  hereby  approved  to  ensure  no  damage occurs to the verge or footpaths during construction. Vehicles delivering materials to this development shall not override or cause damage to the public footway. Any damage will require to be made good to the satisfaction of the Council and at the applicant's expense.

Where possible, energy-saving and water harvesting measures should be incorporated. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.

I2: 
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.

I3: 
Construction standards for works within the highway: 

The applicant is advised that in order to comply with this permission it will be necessary for the developer of the site to enter into an agreement with Hertfordshire County Council as Highway Authority under Section 278 of the Highways Act 1980 to ensure the satisfactory completion of the access and associated road improvements. The construction of such works must be undertaken to the satisfaction and specification of the Highway Authority, and by a contractor who is authorised to work in the public highway. 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 0300 1234047. 
I4: 
The applicant is reminded that the Control of Pollution Act 1974 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.
I5:
Thames Water:

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


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. The contact number is 0800 009 3921. 
I6
Affinity Water:

You should be aware that the proposed development site is located close to or within an Environment Agency defined groundwater Source Protection Zone (GPZ) corresponding to Tolpits Lane Pumping Station. This is a public water supply, comprising a number of Chalk abstraction boreholes, operated by Affinity Water Ltd.
The construction works and operation of the proposed development site should be done in accordance with the relevant British Standards and Best Management Practices, thereby significantly reducing the groundwater pollution risk. It should be noted that the construction works may exacerbate any existing pollution. If any pollution is found at the sites then the appropriate monitoring and remediation methods will need to be undertaken.

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. 

PC103/17
17/2238/RSP – Part Retrospective: Part single storey and part two storey side and rear extensions, single storey front extension including conversion of garage into habitable accommodation, loft conversion with hip to gable extensions, rear dormer, front rooflights and increase in ridge height and alterations to access at 40, BATCHWORTH LANE, NORTHWOOD, HA6 3DT for Mr Patel
The Planning Officer reported that there was an error at Paragraph 7.1.10 (page 214) of the report.  Reference to “semi-detached” should be removed with the first line of the paragraph reading as “It is acknowledged that the general street scene consists of detached dwellings that consist of hipped roof forms.”
In accordance with Council Procedure Rule 35 (B) Mr Zelin spoke against the application and Mr Patel spoke in support of the application.                     

Batchworth Parish Council advised that they had reviewed the application and the amendments provided but concluded it would still be overdevelopment of the property and would not be in keeping with the area. The roof design needed to be reviewed carefully as it did not fit in with the streetscene.  

Councillor Sarah Nelmes said comparisons with this current scheme and the first scheme showed it was even worse particularly on the massing and bulk.  The second approved scheme showed the massing to be less overbearing.  This scheme would be even more overbearing.  


Councillor Chris Whately-Smith moved, seconded by Councillor Debbie Morris, that part retrospective planning permission be refused due to the bulk, massing and gabled roof design which would result in an uncharacteristic and visually prominent form of development.

Councillor Debbie Morris also had concerns with the scheme.  She welcomed the pictures provided and believed the roof form and size was out of character in the street scene.  There would be significant overlooking issues and she asked for assurance that they could accommodate three vehicles on the driveway and that the cars concerned weren’t all small cars.  It was likely that there would more than three vehicles in the ownership of the household.  A total of 7/8 bedrooms would be created.  The Officers present at the meeting had not visited the site.


On being put to the Committee the motion was declared CARRIED by the Chairman the voting being 10 For, 0 Against and 1 Abstention.

RESOLVED:


That Part Retrospective Planning Permission be REFUSED for the following reason (the final wording having been circulated and agreed after the meeting):

R1 
The proposed development by reason of its bulk, massing and gabled roof design would result in an uncharacteristic and visually prominent form of development, eroding the perception of spaciousness around the dwelling to the detriment of the visual amenities of Batchworth Lane. This would 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).

Informative:


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. The Local Planning Authority encourages applicants to have pre-application discussions as advocated in paragraph 188 of the NPPF. The applicant did not have formal pre-application discussions with the Local Planning Authority and 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.
PC104/17
17/2290/FUL – Single storey side extension to existing garage, removal of existing garage roof and installation of solar panels on top of the new flat roof and associated landscaping at BRAMBLEWOOD, HARTHALL LANE, KINGS LANGLEY, WD4 8JN for Mr Haydon Robinson

Councillor Sarah Nelmes was a keen supporter of sustainability measures but she could see no reason for building the extension to install sustainable solar panels and could see no benefit to the Green Belt in anyway.

In accordance with Council Procedure Rule 35 (B) Mr Boothby spoke in support of the application.                     

Councillor Chris Whately-Smith said solar panels could be fitted on the roof of the building and there was no requirement to build an ancillary building. Consideration should be given to having a ground source heat pump.

Councillor Reena Ranger said building the extension to install solar panels would be out of character in the area.

Councillor Chris Whately-Smith moved, seconded by Councillor Debbie Morris, that planning permission be refused.

On being put to the Committee the motion was declared CARRIED by the Chairman the voting being 7 For, 0 Against and 4 Abstentions.

RESOLVED:


R1
The proposal would significantly increase the bulk and mass of the garage with the size, scale and design of the extension resulting in a disproportionate extension which would not be subordinate to the host dwelling. It would therefore be inappropriate development and would cause harm to the openness of the Green Belt and result in the encroachment of development to the countryside contrary to one of the purposes of the Green Belt. There are no very special circumstances to outweigh this harm and the development would be contrary to Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM2, DM5 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and the National Planning Policy Framework.



Informative:


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. The Local Planning Authority encourages applicants to have pre-application discussions as advocated in paragraph 188 of the NPPF. The applicant did not have formal pre-application discussions with the Local Planning Authority and 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.

At 10.10pm the Chairman closed the meeting due to the lateness of the hour and the Committee agreed to reconvene on Tuesday 6 February 2018 to deal with the remaining items of business on the agenda.

THREE RIVERS DISTRICT COUNCIL

At a Reconvened meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Tuesday 6 February 2018   from 7.30pm to 8.23pm 
Present:
Councillors Chris Whately-Smith (Chairman), Sarah Nelmes (Vice-Chairman), Phil Brading, Marilyn Butler, Stephen King, Peter Getkahn, Alex Hayward, Chris Lloyd, David Major, Debbie Morris and Reena Ranger.
Officers:
Adam Ralton, Suzanne O’Brien and Sarah Haythorpe.
Also in attendance: Councillor Heather Kenison and Chorleywood Parish Councillor Raj Khiroya
About 40 members of the public.
P  C105/17
NOTICE OF OTHER BUSINESS

None received.
P  C106/17
DECLARATIONS OF INTEREST

Councillor Chris Lloyd declared a pecuniary interest in agenda item 7 (17/2561/FUL – Replace front lawn with hardstanding for off street parking at 35 MALVERN WAY, CROXLEY GREEN, WD3 3QQ for Ms Holly Whybrow) as a near neighbour and would leave the meeting during the consideration of this application.
Councillor Chris Whately-Smith read out the following statement to the Committee:
“All members are reminded that they should come to meetings with an open mind and be able to demonstrate that they are open minded. You should only come to your decision after due consideration of all the information provided, whether by planning officers in the introduction, by applicants/agents, by objectors or by fellow Councillors. The Committee Report in itself is not the sole piece of information to be considered. Prepared speeches to be read out are not a good idea. They might suggest that you have already firmly made up your mind about an application before hearing any additional information provided on the night and they will not take account of information provided on the night. You must always avoid giving the impression of having firmly made up your mind in advance no matter that you might be pre-disposed to a view.”

PC107/17
17/2328/RSP - Part Retrospective: Construction of a 12 metre wide x 12 metre high safety netting behind the 14th green at Grims Dyke Golf Course, Oxhey Lane, Pinner, HA5 4AL for Mr Lee Curling


The Planning Officer advised Members that following any decision taken at the meeting, the Decision Notice would not be issued until the Secretary of State had confirmed whether they intend on calling the application in to determine.  Therefore, full details of the application and discussion at the meeting would be forwarded after the meeting, and Members would be updated as to whether the Secretary of State had decided to call the application in and determine it themselves. 

Councillor Chris Lloyd asked for background information on the application and the recommendation before the Committee.  The Planning Officer advised that the Secretary of State had exercised their right to call in an application and therefore the Council were unable to issue a decision notice until the Secretary of State had considered whether to call in the application.


Councillor Alex Hayward asked how the Council were notified of the call in.  The Planning Officer advised that the Secretary of State had asked to see details to decide if to call in the application.

In accordance with Council Procedure Rule 35 (B) Mr Patel spoke against the application and Mr Jones spoke in support of the application.

Councillor Reena Ranger said that in paragraph 8.2.11 it stated that no golf balls had strayed into the garden so asked why there was a need for the netting. Also why had the hole in question been moved?  

Councillor Sarah Nelmes said the hole was now further away from the house so it should stay there and this would mean there was no requirement for the netting.
Councillor Phil Brading said the hole was now back to where it was to begin with and that the hole had only been moved temporarily but was now back in the original place but had been remodelled.


Councillor Debbie Morris said the protective netting was to be provided to stop the golf balls entering into the neighbours’ property although the neighbour did not want the netting.
Councillor Peter Getkahn said this was inappropriate development in the Green Belt. The netting was being provided to mitigate the risk to the building and moved the recommendation to refuse retrospective planning permission, seconded by Councillor Chris Whately-Smith.


Councillor Alex Hayward said construction of the netting would be higher than the house.


On being put to the Committee the motion was declared CARRIED by the Chairman the voting being 7 For, 0 Against and 4 Abstentions.


RESOLVED:




That PLANNING PERMISSION BE REFUSED for the following reason: -



R1: The proposed 12m high safety netting would constitute inappropriate development in the Metropolitan Green Belt, which, by definition, is harmful. The harm to the Metropolitan Green Belt is exacerbated by reason of its height, which would harm the openness of the Metropolitan Green Belt. No very special circumstances have been demonstrated to outweigh the inappropriateness of the development and other harm to the Green Belt. The proposal therefore fails to comply with Policy CP11 of the Core Strategy (adopted October 2011), Policy DM2 of the Development Management Policies LDD (adopted July 2013) and the National Planning Policy Framework (NPPF).

Informative:

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. The Local Planning Authority encourages applicants to have pre-application discussions as advocated in paragraph 188 of the NPPF. The applicant did not have formal pre-application discussions with the Local Planning Authority and 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.

PC108/17
17/2519/RSP – Single storey rear extension; alterations to fenestration and removal of chimney stack to rear and alterations to front garden to provide parking at 16 HASTINGS WAY, CROXLEY GREEN, WD3 5SG, for Mrs A Clulow

Councillor Chris Lloyd moved, seconded by Councillor Alex Hayward that planning permission be granted subject to conditions.

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


RESOLVED:


That PLANNING PERMISSION BE GRANTED subject to the following conditions:

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

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

C2        The development hereby permitted shall be carried out in accordance with the following approved plans: TRDC001 (Location plan), TRDC002 (Block plan), 1, 2, 3, 4, 5, 6, 7, 8, 10.
Reason: For the avoidance of doubt, in the proper interests of planning and 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).


Informatives:
I1
With regard to implementing this permission, the applicant is advised as follows:
All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by formal application. Fees are £116 per request (or £34 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. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 
Community Infrastructure Levy (CIL) - If your development is liable for CIL payments, it is a requirement under Regulation 67 (1) of The Community Infrastructure Levy Regulations 2010 (As Amended) that a Commencement Notice (Form 6) is submitted to Three Rivers District Council as the Collecting Authority no later than the day before the day on which the chargeable development is to be commenced. DO NOT start your development until the Council has acknowledged receipt of the Commencement Notice. Failure to do so will mean you will lose the right to payment by instalments (where applicable), lose any exemptions already granted, and a surcharge will be imposed.
Care should be taken during the building works hereby approved to ensure no damage occurs to the verge or footpaths during construction. Vehicles delivering materials to this development shall not override or cause damage to the public footway. Any damage will require to be made good to the satisfaction of the Council and at the applicant's expense.
Where possible, energy saving and water harvesting measures should be incorporated. 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 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, 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 commences.

PC109/17
17/2525/FUL – Demolition of existing dwelling and construction of a replacement six-bedroom dwelling at AMBLEDOWN, CHORLEYWOOD ROAD, RICKMANSWORTH, WD3 4ES for Mr Shaw

The Planning Officer reported that Highways had commented on the application and raised no objections stipulating that the development is of a small scale and would not have an unreasonable impact on the safety and operation of the nearest highway.  Thus, no objections were raised subject to a construction management condition (Condition C4 on page 266 would be amended accordingly) and an Informative which would be attached to any permission.  Due to the restricted width of the access the Highways Officer consulted the Fire and Rescue Service for comment. 

The Fire Safety Inspector commented on the application highlighting that the provision for access would not be adequate to comply with current Building Regulations. 


The Landscape Officer raised no objections to the proposed development including the siting and scale of the proposed basement.  Thus, no landscaping objections are raised subject to conditions which include Landscaping, Tree Protection and Arb method statement. 

Further neighbour comments had been received.


The neighbour comments received questioned why an application at Vivikit, Chorleywood Road had received comments from Hertfordshire Fire and Rescue which required the provision of fire hydrants.  Due to the restrictive access to the site the same provisions should apply to Ambledown and that any fire safety issues should be overcome at the planning stage.


Comments had been received stipulating that a condition restricting the use of the building as a HMO would be acceptable and reasonable and should be attached to any planning permission as any intensification of use of the site would have an impact on highway safety as identified in the previous application.


All other comments received were already set out in the report.

Councillor Debbie Morris noted that the Highways Authority had raised no objection but she was concerned about the provision for access by fire vehicles as the access did not the meet requirements.  Was there to be fire protection measures within the building?  She did not wish to see the property become a House of Multiple Occupancy (HMO). She welcomed the condition to not allow the conversion to flats under permitted development.

The Planning Officer advised that the applicant could change the property into a HMO without planning permission for up to a maximum of 6 people and this could also be carried out in the existing house.

In accordance with Council Procedure Rule 35 (B) Mrs Cowie spoke against the application and Mr Jones spoke in support of the application.

The Planning Officer advised that a condition could be added to not allow a change of use to a HMO by taking away permitted development rights.  The boundary treatment matter was a civil matter.

On the fire issue an Informative could be added regarding the use of sprinklers to meet building regulations.

Councillor Sarah Nelmes moved the recommendation, seconded by Councillor Peter Getkahn, that planning permission be granted subject to conditions with the amendments and additional conditions.

Councillor Chris Lloyd asked about the Construction Management Plan with regard to working near the boundaries, vehicles parking on the site and not in Chorleywood Road, removal of permitted development rights and the Informative on fire safety.  He was not keen on the design but what was there now was not a good design.

The Planning Officer said Condition C4 covered the Construction Management Plan and would be adapted to reflect the highways comments and a condition could be attached requiring details to be submitted regarding the construction of the basement.  The hours of work was covered by Environmental Health legislation and was included in Informative 12.
Councillor David Major asked for clarification on the conditions with regard to the sub-division of the property.  The Planning Officer advised that the condition would prevent the building being turned into a HMO without submitting a planning application.

Chorleywood Parish Council said the development would be out of character in the Loudwater Conservation Area and would have material harm.
Local Ward Councillor Heather Kenison said there had been a lot of concern locally regarding the application.  She welcomed the condition on not allowing the building to be changed into a HMO.  

The parking to be provided for the property was adequate as there would be in excess of 3 spaces.

On being put to the Committee the motion was declared CARRIED by the Chairman the voting being 10 For, 0 Against and 1 Abstention.  The wording of the structural Condition, removal of permitted development rights for HMO condition and informative regarding fire protection measures to be circulated to Members.
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: AMB1-STUGIV-XXX-03-P-A-001 Rev P01, AMB1-STUGIV-XXX-03-P-A-002 Rev P01, AMB1-STUGIV-XXX-03-P-A-003 Rev P01, AMB1-STUGIV-XXX-00-P-A-009 Rev P01, AMB1-STUGIV-XXX-P-A-010 Rev P01, AMB1-STUGIV-XXX-02-P-A-011 Rev P01, AMB1-STUGIV-XXX-03-P-A-012 Rev P01, AMB1-STUGIV-XXX-ZZ-E-A-013 Rev P01, AMB1-STUGIV-XXX-ZZ-E-A-014 Rev P 01, AMB1-STUGIV-XXX-ZZ-E-A-015 Rev P01, AMB1-STUGIV-XXX-00-P-A-020 Rev P01, AMB1-STUGIV-XXX-01-P-A-021 Rev P01, AMB1-STUGIV-XXX-02-P-A-022 Rev P01, AMB1-STUGIV-XXX-03-P-A-023 Rev P01, AMB1-STUGIV-XXX-ZZ-E-A-024 Rev P02, AMB1-STUGIV-XXX-ZZ-E-A-025 Rev P02, AMB1-STUGIV-XXX-ZZ-E-A-026 Rev P02, AMB1-STUGIV-XXX-ZZ-E-A-027 Rev P02.
Reason: For the avoidance of doubt, in the proper interests of planning and to protect the character of the Conservation Area in accordance with Policies CP1, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM6, DM10 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Outer Loudwater Conservation Area Appraisal (approved March 2007).  

C3
Prior to the commencement of the development, one dusk emergence / dawn re-entry survey should be undertaken during May - August (inclusive) to determine with confidence whether bats are roosting and, should this be the case, the outline bat mitigation strategy should be modified as appropriate based on the results and then be submitted in writing to the Local Planning Authority. Thereafter the development shall be carried out in accordance with these approved details.
Reason: This condition is a pre commencement condition to ensure 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).

C4
The development shall not begin until full details of all proposed construction vehicle access, movements, parking arrangements and facilities to restrict the generation of dust and mud from the site proposed during the construction period have been submitted to and approved in writing by the Local Planning Authority. The relevant details should be submitted in the form of a Construction Management Plan/Statement and the approved details are to be implemented throughout the construction programme.

Reason: 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 DM10 of the Development Management Policies LDD (adopted July 2013).
C5
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 which are to be retained. 

All hard and soft 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 maintained, including the replacement of any trees or plants which die, are removed or become seriously damaged or diseased for a period of five years from the date the approved scheme was completed. Replacements should be planted during the next planting season with others of a similar size or species. 

Reason: This is a pre commencement condition 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).
C6
Before any building operations above ground level hereby permitted are commenced, samples and details of the proposed external materials shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.

Reason: To prevent the building being constructed in inappropriate materials in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C7
Prior to the first occupation of the development hereby permitted the proposed access arrangements, on-site car parking and turning area shall be laid out, demarcated, levelled, surfaced and drained in accordance with the approved plan and retained thereafter available for that specific use.

Reason: To minimise danger, obstruction and inconvenience to highway users in the interests of safety in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C8
Prior to occupation of the development hereby permitted, a plan indicating the positions, design, materials and type of boundary treatment to be erected on the site shall be submitted to and approved in writing by the Local Planning Authority. The boundary treatment shall be erected prior to occupation in accordance with the approved details and shall be permanently maintained as such thereafter. 

Reason: To ensure that appropriate boundary treatments are proposed to safeguard the amenities of neighbouring properties and the character of the locality in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C9
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 C - alteration to the roof

Class D - erection of a porch

Class E - provision of any building or enclosure

Class F - any hard surface

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).


C10
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 windows/dormer windows or similar openings [other than those expressly authorised by this permission] shall be constructed in the elevations or roof slopes of the extension/development hereby approved.

Reason: To safeguard the residential amenities of neighbouring properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C11
The development shall not be occupied until the energy saving and renewable energy measures detailed within the Energy Statement submitted as part of the application are incorporated into the approved development. 

Reason: To ensure that the development meets the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and 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.
C12
No external lighting shall be installed on the site or affixed to any buildings on the site.

Reason: In the interests of visual amenity and biodiversity 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).
C13
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 3 

Class L - small HMOs to dwellinghouses and vice versa

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 in the interests of highway safety, in accordance with Policy CP10 of the Core Strategy (adopted October 2011).
C14
No development or other operation shall commence on site until a structural method statement has been submitted to and approved in writing by the Local Planning Authority. This structural method statement shall include details and depths of the proposed basement, methods of excavation, construction methods and structural support methods. The construction methods to be used shall ensure and demonstrate the retention and security of the surrounding land. The development shall only be implemented in accordance with the approved structural method statement. 

Reason:  This is a pre-commencement condition to ensure the structural protection of the land surrounding the proposed development in accordance with Policies CP1 and CP12 of the Core Strategy and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C15
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 which are to be retained. 

All hard and soft 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 maintained, including the replacement of any trees or plants which die, are removed or become seriously damaged or diseased for a period for five years from the date the approved scheme was completed. Replacements should be planted during the next planting season with others of a similar size or species, unless the Local Planning Authority gives written consent to any variation. 

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).
C16
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 the details included in the Arboricultural Assessment and Tree Protection Method Statement prepared by Brian Crane Associates dated November 2017 and plan BGC1/AMBLDWNSINGLE/TPP Rev A.

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

Reason: 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).
C17
No development or other operation shall commence on site until a scheme (herein called the Approved Method Statement of Arboricultural Works Scheme) which indicates the construction methods to be used in order to ensure the retention and protection of tree, shrubs and hedges growing on or adjacent to the site has been submitted to and approved in writing by the local planning authority.

No operations shall commence on site in connection with the development hereby approved (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) until the tree protection works required by the approved scheme are in place on site.

The fencing or other works which are part of the approved scheme shall not be moved or removed, temporarily or otherwise, until all works including external works have been completed and all equipment, machinery and surplus materials removed from the site, unless the prior approval of the local planning authority has first been sought and obtained.

Reason: To ensure that the protected trees are not affected during construction of the development hereby permitted, in the interests of visual amenity and in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

Informatives:

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

All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by formal application. Fees are £116 per request (or £34 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. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 

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

Care should be taken during the building works hereby approved to ensure no damage occurs to the verge or footpaths during construction. Vehicles delivering materials to this development shall not override or cause damage to the public footway. Any damage will require to be made good to the satisfaction of the Council and at the applicant's expense.

Where possible, energy saving and water harvesting measures should be incorporated. 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 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, 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 applicant is advised that a Public Right of Way runs adjacent to the application site. This Right of Way must be protected to a minimum width of 2m and its current surface condition maintained. The Right of Way must remain unobstructed by vehicles, machinery, materials, tools and any other aspects of construction during works. The safety of the public using the route should be paramount. The condition of the route must not deteriorate as a result of the works. All materials are to be removed at the end of construction. 

If these standards cannot be reasonably be achieved then a Temporary Traffic Regulation Order would be required to close the affected route and divert users for any periods necessary to allow works to proceed. A fee would be payable to Hertfordshire County Council for such an order.

I4
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The 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.

I5
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: https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/highways-roads-and-pavements.aspx or by telephoning 0300 1234047.

I6
Road Deposits: It is an offence under section 148 of the Highways Act 1980 to deposit mud or other debris on the public highway, and section 149 of the same Act gives the Highway Authority powers to remove such material at the expense of the party responsible. Therefore, best practical means shall be taken at all times to ensure that all vehicles leaving the site during construction of the development are in a condition such as not to emit dust or deposit mud, slurry or other debris on the highway. 

Further information is available via the website: https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/highways-roads-and-pavements.aspx or by telephoning 0300 1234047.

I7
Existing trees (including their roots and overhanging branches) that are remaining on or adjacent to the site should be protected from damage. Protection barriers and/or a no-dig policy may be required.

I8
The removal or severe pruning of trees and shrubs should be avoided during the bird breeding season (March to August inclusive [Natural England]) to protect breeding birds, their nests, eggs and young. If this is not practicable, a search of the area should be made no more than 3 days in advance of vegetation clearance by a competent Ecologist and if active nests are found, the location should be cordoned off (minimum 5m buffer) until the end of the nesting season and/or works should stop until the birds have fledged.

I9
Any tree proposed for removal should be replaced with a native tree species (known to thrive in the area) in suitable locations within the application site.

I10
New trees and shrubs should be predominantly native species, particularly those that bear blossom, fruit (berries) and nectar to support local wildlife; and night flowering plants to attract insects and increase foraging opportunities for bats. Where non-native species are used they should be beneficial to biodiversity, providing a food source or habitat for wildlife. 

I11
Trenches should be provided with a means of escape for any animals (notably badgers) that may have become trapped. This is particularly important if the trench fills with water.

I12
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.
I13
The applicant is reminded that the proposed dwelling should be designed to meet all current Building Regulations requirements, and in order to reduce any risk to future occupants should include robust fire safety measures including the use of sprinkler systems.
PC108/17
17/2561/FUL – Replace front lawn with hardstanding for off street parking at 35 MALVERN WAY, CROXLEY GREEN, WD3 3QQ for Ms Holly Whybrow

Councillor Chris Lloyd left the meeting during the consideration of this application.

The Planning Officer advised in the Committee report at paragraph 7.3.4 it stated that a new wall was required to avoid damage to the grass verge within the highway. This was a drafting error, as there was no grass verge within the highway. 

Paragraph 7.4.2 stated that this frontage area was the only amenity space accessible by occupants of the application site. The Planning Officer clarified that the applicant owns part of the land to the rear of the site, with the remainder of the rear part of the site owned by the first floor maisonette. Therefore, this area to the rear was available for their use as amenity space as well as the frontage.

The Planning Officer advised that that Planning Permission was required for the proposed hardstanding because the property was a maisonette, and so does not benefit from permitted development rights for hardstanding under Part 1 of the Permitted Development Order.

Councillor Chris Whately-Smith moved, seconded by Councillor Sarah Nelmes, that planning permission be granted subject to conditions.

On being put to the Committee the motion was declared CARRIED the voting being 10 For, 0 Against and 0 Abstentions.

RESOLVED:

      
That PLANNING PERMISSION BE GRANTED subject to the following conditions:

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: WHYBROW/001, WHYBROW/002, WHYBROW/003, WHYBROW/004 and WHYBROW/005.

Reason: For the avoidance of doubt, in the proper interests of planning and 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).


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

All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by formal application. Fees are £116 per request (or £34 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. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 

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

Care  should  be  taken  during  the  building  works  hereby  approved  to  ensure  no  damage occurs to the verge or footpaths during construction. Vehicles delivering materials to this development shall not override or cause damage to the public footway. Any damage will require to be made good to the satisfaction of the Council and at the applicant's expense.

Where possible, energy saving and water harvesting measures should be incorporated. 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 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, 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
Where works are required within the public highway to facilitate the new 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 construction 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, requirements and for the work to be carried out on the applicant’s behalf. Further information is available via the website

https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/changes-to-your-road/dropped-kerbs/dropped-kerbs.aspx or by telephoning 0300 1234047.
I4
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

https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-developer-information/business-licences/business-licences.aspx or by telephoning 0300 1234047.

I5
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.

PC109/17
17/2585/FUL – Removal of chimney stack at THREE ELMS, COMMON GATE ROAD, CHORLEYWOOD, WD3 5NZ for Mr & Mrs Wright


Councillor David Major moved, seconded by Councillor Alex Hayward, that planning permission be granted subject to conditions.


On being put to the Committee the motion was declared CARRIED the voting being 9 For, 0 Against and 2 Abstentions.


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: 01, 02, 03, 04, 05, BP01, SP01


Reason: For the avoidance of doubt and in the proper interests of planning and to safeguard the character and appearance of the Chorleywood Common Conservation Area and the residential amenity of neighbouring occupiers, in accordance with Policies CP1, 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 Chorleywood Common Conservation Area Appraisal (2010).

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


Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


Informatives:

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

All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by formal application. Fees are £116 per request (or £34 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. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 

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

Care  should  be  taken  during  the  building  works  hereby  approved  to  ensure  no  damage occurs to the verge or footpaths during construction. Vehicles delivering materials to this development shall not override or cause damage to the public footway. Any damage will require to be made good to the satisfaction of the Council and at the applicant's expense.

Where possible, energy saving and water harvesting measures should be incorporated. 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 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, 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: 0300 060 3900

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

or an appropriately qualified and experienced ecologist.

(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
All works, including vehicle movements, materials and waste, are kept strictly within the curtilage of the proposed development site and hardstanding access roads and under no circumstances should there be any detrimental physical impact to Chorleywood Common Local Nature Reserve / Local Wildlife Site.
CHAIRMAN
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