
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 14 September 2017   from 7.30pm to 8.47pm.
Present:
Councillors Chris Whately-Smith (Chairman), Sarah Nelmes (Vice-Chairman), Rupert Barnes (substitute for Cllr Alex Hayward), Phil Brading, Marilyn Butler, Stephen Cox (substitute for Cllr Stephen King), Peter Getkahn, Paula Hiscocks (substitute for Cllr Reena Ranger), Chris Lloyd, David Major and Debbie Morris.

Officers:
Kimberley Rowley, Suzanne O’Brien, Scott Volker, Sarah Haythorpe and Charlotte Taffel.
Also in attendance: 
Councillor Jean Bowman, Abbots Langley Parish Council
About 30 members of the public.
PC47/17
APOLOGIES FOR ABSENCE

Apologies for absence were received from Councillors Alex Hayward, Stephen King and Reena Ranger the substitute Members being Councillors Rupert Barnes, Stephen Cox and Paula Hiscocks. 
P  C48/17
MINUTES


The Minutes of the Planning Committee meeting held on 17 August 2017 were confirmed as a correct record and were signed by the Chairman.
P  C49/17
NOTICE OF OTHER BUSINESS


There was none.
P  C50/17
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 8 (17/1482/FUL) 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
PC51/17
17/0911/FUL – Single storey and two storey front and side extension, conversion of garage to habitable accommodation and loft conversion including increase in ridge height and rear dormer at 23 PARKFIELD, CHORLEYWOOD, WD3 5AZ
 FOR Mr H Rupasinghe
In accordance with Council Procedure Rule 35 (B) Mr Raines spoke against the application and Mr Patel spoke in support of the application.

Councillor Sarah Nelmes asked for clarification on the distance of the extended proportion from the boundary and the next door neighbour. 

The Planning Officer advised that the ground floor extension was close to the boundary, and was set in at 2.2m at the first floor level (northern elevation) from the boundary. 

The Chairman noted this was above the 1.2m requirement as set out within the Design Criteria.
Councillor Paula Hiscocks asked what the proposed south elevation faced onto.  The Chairman said that the south rear elevation faced away from plot no.24. 

The Planning Officer advised that the side elevation faces part of the rear garden of No.22 however there was a condition regarding the windows on the south flank elevation to ensure they were to be fitted with purpose made obscured glazing.

Councillor Marilyn Butler stated that the proposed extension was enormous and out of keeping with the area. She also had concern with regard to the blocking of light to no.24 due to the domination of the proposed extension.

The Planning Officer noted that there was no demonstrable loss of light to the neighbour at no.24.

Councillor Debbie Morris said that the site plan very clearly displayed that all the dwellings within the cul-de-sac were of a certain proportion in relation to the plots sizes.  The extension would encroach on the spacious plots between the dwellings, particularly on the left side of the road. The proposed extension would be out of keeping in its design, bulk and massing and would have a negative impact on the area. The proposed roof would be set higher than the neighbouring properties and the proposed portico along the front elevation was of a unique design. The proposals would therefore not be in keeping with the current design of the dwellings.

Councillor Sarah Nelmes noted that the site plan did contain a range of different sized dwellings and therefore there was little argument for lack of uniformity. The proposed scale appeared similar to plot no.21.

Councillor Paula Hiscocks raised concern that the proposed development would intrude on the 45 degree splay line which is intended to protect the privacy and light of neighbouring dwellings; raising concern over why the extension was proposed to be built up to the flank of the boundary on the ground floor. Neighbouring dwellings were also designed to be based more centrally within their plots and that this proposal should be in keeping with this.
The Chairman requested clarification on the measurement of the 45 degree splay.  The Planning Officer confirmed the line is taken in line with the rear elevation of the neighbouring property at a point on the joint boundary. The Planning Officer advised that the 45 degree line on the plans before Councillors was drawn by the agent. 
Councillor Phil Brading requested that a site visit be undertaken to see the extent of the proposed extensions and asked if the extension could be marked out on the ground for the site visit. 

The Chairman noted that the design of the columns were not in keeping with the area and would like to see how these would fit in.

Councillor Phil Brading, duly seconded by Councillor Marilyn Butler, moved the proposal for a site visit.

On being put to the Committee the motion that the application be DEFERRED for a site visit was declared CARRIED the voting being unanimous.
RESOLVED:

That the application be DEFERRED for a site visit and for clarification as to the extent of the proposed extensions in relation to the plot boundaries and neighbouring dwellings. 
PC52/17
17/1567/FUL – Demolition of Public House and erection of one three-storey and one two-storey residential block, comprising a total of 33 flats with associated parking and landscaping at THE GRAPEVINE PUBLIC HOUSE, PRESTWICK ROAD, SOUTH OXHEY, WD19 6XY for Watford Community Housing Trust

The Planning Officer reported that the proposal was solely a technical change due to ownership. 
The Chairman noted that the new plans included the access road up to the boundary, encapsulating the footpath and the fence. 

Councillor Phil Brading stated that if nothing else had changed, and that the technical change incorporated the full site that the application should be approved.

Councillor Phil Brading, duly seconded by Councillor Debbie Morris, moved 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:


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: 001 P2; 100 P5; 102 P1; 103 P1; 104 P1; 105 P2; 106 P0; 201 P0; 202 P0; 204 P0; 206 P1; 207 P0; 208 P0.


Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP6, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011),  Policies DM1, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA1 of the Site Allocations Local Development Document (adopted November 2014).


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 2013).


C4
Access Design


The development shall not begin until additional details identifying the closure of the existing access arrangements and the proposed access arrangements onto Heysham Drive (including appropriate standards of visibility from the 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 prior to occupation of any part of the development hereby permitted.

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


C5
Construction Management


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


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


C6
Piling


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: To protect underground sewerage utility infrastructure and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).


C7
Refuse and 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, DM10 and Appendix 2 of the Development Management Policies document (adopted July 2013).


C8
Landscaping – Details


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


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 condition 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).



C9
Tree Protection Scheme – Details

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).

C10
Affordable Housing - Details


No development shall take place until a scheme for the provision of affordable housing as part of the development 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 and shall meet the definition of affordable housing in the NPPF or any future guidance that replaces it. The scheme shall include: 
i. 
the numbers, type, tenure and location on the site of the affordable housing provision to be made which shall consist of not less than 15 units;

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 management of the affordable housing] (if no RSL involved) ; 

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.

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.



Reason: This condition 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).


C11
Boundary Treatment - Details



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).


C12
Fire Hydrants



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



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


C13
Sustainability


Prior to commencement of the development hereby permitted, an Energy Statement demonstrating energy saving measures for the development to achieve 5% less carbon dioxide emissions that Building Regulations Part L (2013) requirements having regard to feasibility and viability shall be submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to occupation of the development and permanently maintained thereafter.



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


C14
Drainage Strategy – In Accordance With
The development permitted by this planning permission shall be carried out in accordance with the approved drainage assessment carried out by Price&Myers for HR Wallingford (job number 25436, version 2, dated 20/20/2017) and the following mitigation measures detailed within the surface water drainage scheme:

1. Providing attenuation of 157.3 m3 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. 

2. Limiting the surface water run-off to 8.54 l/s with discharge to Thames Water surface water sewer.

The mitigation measures shall be fully implemented prior to occupation and subsequently in accordance with the timing / phasing arrangements embodied within the scheme.

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

C15
Drainage Scheme - Details

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

The scheme should include:

1. Detailed drainage and volume calculations for all rainfall return periods up to and including the 1 in 100 year plus climate change allowance event including pre-development greenfield runoff rates.

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

3. Detailed design of connection to Thames Water public surface water sewer. 


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

C16
SuDS Maintenance

No development shall take place until details of the implementation, maintenance and management of the Sustainable Drainage Scheme approved in accordance with condition C15 have been submitted to and approved by the Local Planning Authority.  Those details shall include:




i. a timetable for its implementation, and




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




The scheme shall be implemented in accordance with the approved details prior to occupation and shall thereafter be managed and maintained in accordance with the approved details.




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


C17
Car Parking Management Plan
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, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development hereby permitted.  The parking management plan shall be carried out in accordance with the approved details.

Reason: To ensure that adequate off-street parking and maneuvering space is provided within the development so as to not 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).



C18
Landscape Management
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).


C19
Obscure Glazing

Before the first occupation of Building A, the window(s) in the flank elevation facing No. 121 Heysham Drive as shown on plan 206 P1 as being obscure glazed, shall be fitted with purpose made obscured glazing.  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).


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 £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 

There may be a requirement for the approved development to comply with the Building Regulations. 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 applicant and the Local Planning Authority engaged in pre-application discussions which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.


I4
 ASK   \* MERGEFORMAT 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.hertfordshire.gov.uk/services/transtreets/highways/ or by telephoning 0300 1234047.


I5
 ASK   \* MERGEFORMAT Ecology – Advisory notes:
The applicant is reminded of the recommendations set out within section 6 of the Nocturnal Emergence and Dawn Re-Entry Bat Surveys Report (RT-MME-125278, July 2017).


I6
 ASK   \* MERGEFORMAT Thames Water – Advisory notes:
Legal changes under The Water Industry (Scheme for the Adoption of private sewers) Regulations 2011 mean that the sections of pipes you share with your neighbours, or are situated outside of your property boundary which connect to a public sewer are likely to have transferred to Thames Water's ownership.  Should your proposed building work fall within 3 metres of these pipes you should email a scaled ground floor plan of your property showing the proposed work and the complete sewer layout to developer.services@thameswater.co.uk to determine if a building over / near to agreement is required.

A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. The developer should demonstrate what measures will be undertaken to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via www.thameswater.co.uk/wastewaterquality.


I7
 ASK   \* MERGEFORMAT HCC – Advisory notes:
For further guidance on HCC’s policies on SuDS, HCC Developers Guide and Checklist and links to national policy and industry best practice guidance please refer to the surface water drainage webpage:

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

PC53/17
17/1277/FUL – Demolition of existing dwelling and construction of five dwellings with associated alterations to access, parking and landscaping at AMBLEDOWN, CHORLEYWOOD ROAD, RICKMANSWORTH, WD3 4ES for Mr Shaw

The Planning Officer reported that two letters against the application had been received, highlighting the following issues:-
· Access and parking insufficient

· Signage inadequate

· Below highway standards

· Increase of traffic

· Lack of passing points

· Access for pedestrians / accessible footpath and access route 

· Loss of trees

· Out of character 
The Chairman asked if a response had been received from the Highways Authority and whether any further statutory consultee comments had been received for consideration. 

The Planning Officer advised that a response had been received from the Highways Authority in relation to the concerns raised.  The Highways Authority had no objections to the scheme.  No other formal statutory consultee comments had been received.

Councillor Marilyn Butler said that the site was unique and that conversion of the dwelling to flats was untypical of the area and proposed a site visit.
Councillor Peter Getkhan seconded the recommendation for a site visit with relation to concerns over access.

Councillor Phil Brading reiterated the points made by Councillor Peter Getkhan.

The Chairman said he had concerns over the unique traffic light system for going in and out of the site, and the issue of waiting vehicles backing up on the pavement /public highway and on a steep access road.  This would be exacerbated by larger cars which were common in the area. The Chairman also noted his concerns over the number of parking spaces, with the proposal including 11 parking spaces which was below the requirement of 13 parking spaces. Given that there would be no offsite parking this would be an issue requiring further consideration.

Councillor Sarah Nelmes noted that due to the location of the site and the steep access road, residents would be unable to use buses.  Pedestrian access would be difficult and dangerous as the Chorleywood Road was extremely busy. While not a material consideration for the Highways Authority, the reality of turning into the access road from Chorleywood Road would have repercussions.
Councillor Paula Hiscocks said that two previous applications for similar plots to be developed into flats had been refused and that approving this application would set a precedent. This was in addition to all of the other issues raised regarding access and the business of Chorleywood Road.

Councillor Debbie Morris noted the concern over the access for emergency vehicles and asked whether Herts Fire and Rescue had been consulted as per the Highway Authority’s recommendations. 
The Planning Officer replied that Herts Fire and Rescue had given standard advice and that whilst the proposed access route was less than the recommended emergency vehicle access width of 3.7m, fire regulations were covered under Building Regulations rather than planning permission. 

Councillor Debbie Morris asked if it would be negligent to approve the planning application whilst knowing the access road was under the recommended emergency vehicle access. 

The Planning Officer advised that the Building Regulations had their own provision for these requirements. The agent had also provided a diagram which displayed turning points for fire engines. The Planning Officer would seek further clarification for the next Planning Committee meeting.
Councillor Phil Brading noted the narrow access road meant that only small lorries and small refuse vehicles would have access to the proposed dwellings, and he would be surprised that a fire engine would be able to reach the properties. It would be negligent to grant permission for a development on a road that was inadequate for such emergency vehicles. While the Highway Authority had no objection to the scheme, the Highway Authority did have objections to dwellings that had gates on main roads due to the stopping and obstruction of traffic. While the proposed dwellings did not have a gate as such, turning down the access road would mean that vehicles would have to stop on the carriageway. This needed to be discussed and clarified with the Highway Authority.
The Chairman asked if there was a location for the traffic light to be implemented. 
The Planning Officer replied that a location for the traffic light had not been confirmed.

The Chairman said that the impact of vehicles stopping on the carriageway could constitute a material issue which would need consideration from the Highway Authority. Deferring the application due to a site visit would allow time to gain clarity on the aforementioned issues.

The Head of Regulatory Services confirmed that Officers had contacted the Highway Authority on three occasions and each time no objection had been raised.  However, Officers would contact them again for clarification of a number of issues raised. 

Councillor Phil Brading noted that TRDC Councillors were  encouraged to speak directly to the Highway Authority or through County Councillors. It was suggested that the Local County Councillor responsible for this area should speak to the Highway Authority in addition to TRDC Officers to raise Member concerns over the access.

On being put to the Committee the motion that the application be DEFERRED for a site visit was declared CARRIED the voting being unanimous.
RESOLVED:

That the application be DEFERRED for a site visit and for further discussions between TRDC Officers and Councillors, County Councillors and the Highway Authority. 
PC54/17
17/1482/FUL – Demolition of no. 18 Gallows Hill Lane and construction of five detached dwellings on land to the rear with associated access, landscaping, parking and alterations to existing access at 18 GALLOWS HILL LANE, ABBOTS LANGLEY, HERTFORDSHIRE, WD5 0DA for Mr Peter MacGregor
The Chairman asked for a visual comparison with the previous approved scheme and the new application. 
The Planning Officer showed the Committee the changes on the site plan, which displayed that Plot 5 (the additional site) would be sited on communal land situated between previously approved Plots 1 and 2. All other sites were the same, with the exception of the former Plot 1 being shifted back.
In accordance with Council Procedure Rule 35 (B) Mr Lalsodagar spoke against the application.

The Planning Officer advised that the access and the loss of the protected trees had been considered acceptable under the previous approval.  The difference between the current scheme and the scheme for five dwellings which was refused in 2012, included the fact that in the refused scheme the front elevation of the dwelling sited adjacent to the access did not face Gallows Hill Lane. The Landscape Officer had said the re-siting of the Oak Trees in comparison to the approved scheme would be more beneficial to the visual amenities of the area than in comparison to the previously approved scheme and the siting of the trees would allow them to mature. 

Councillor Paula Hiscocks said that the Oak Trees looked very close to the plot of a proposed dwelling and questioned whether the roots would cause any issues in the future and the trees should therefore be relocated.
The Planning Officer replied that the Landscape Officer had no objection to the positioning of the Oak Trees and that as part of Condition C11 the trees would be protected for five years from the completion of the development. The trees could be protected with Tree Protection Orders during those five years through a separate process.
Councillor Debbie Morris asked whether the tree would have an impact on the light for plot 1, and whether there were any windows on that side of the dwelling.

The Planning Officer replied that there was a dining room and bedroom on that side, however the Landscaping Officer had no objections to the effects of the tree on the dwelling and vice versa. The Planning Officer also confirmed that the role of the Landscaping Officer was to look at the effect of vegetation on proposed properties.

Councillor Phil Brading asked if the one of the Oak trees could be moved back to be just as visible but in a slightly different position, and asked that this detail be looked at by Officers with the applicant.

The Planning officer noted that permission could be granted subject to a revised condition requesting submission of landscaping details.  

Councillor Stephen Cox said that he would not support the application on the basis of impact on trees and a reduction in amenity land. 

The Chairman said that the previous application for four dwellings had been approved on appeal, and asked if the Inspectorate would likely pass or reject the altered scheme.

Councillor Paula Hiscocks asked if there could be a condition that the garages remain garages and to prohibit other use. 
The Planning Officer said that permitted development rights could be removed, and a condition could be added if required to ensure the garages remained used specifically as parking areas. However, this was not a previous requirement of the application approved at  appeal. The Planning Officer would provide amended wording to include this specific condition.
Councillor Phil Brading said that the overall need for parking would increase with the fifth dwelling, and that dwellings with 4 bedrooms required a maximum of 3 parking spaces per dwelling.

Councillor Peter Getkhan asked for confirmation on the size of garage.

The Planning Officer replied that the garages were over 2.4m in width and an adequate depth.

The Chairman commented that in future, garages would require charging points for electric cars, but this would not be necessary with the current application.

Councillor Phil Brading, duly seconded by Councillor Peter Getkhan, moved the recommendation that planning permission be granted subject to conditions and subject to an amendment to Condition C11 and an additional condition to retain the garages for the parking of a vehicle.

On being put to the Committee the motion was declared CARRIED the voting being 8 For, 2 Against and 1 Abstention.

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: TRDC 001 (Location Plan), 170, 171, L90-202, L90-250 Rev B, L90-251 Rev B, L90-253 Rev B and 8279/02 Rev C.
Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities of the locality and residential amenity of neighbouring occupiers, in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM4, DM6, DM8, DM10 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA1 of the Site Allocations LDD (adopted November 2014).

C3
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with approved drawing no. 8279/02 Rev C.




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
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).

C5
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).

C6
Prior to the first occupation of the dwellings hereby permitted full details of the proposed external lighting shall be submitted to and approved in writing by the Local Planning Authority.  The lighting shall be provided in accordance with the approved details prior to first occupation of the dwellings and maintained in such condition thereafter.


Reason: To ensure that the amenities of the adjoining residential properties shall not be adversely disturbed in compliance 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
Vehicular access into and out from the adjoining highway shall be limited to the access shown on drawing no. L90-250 Rev B only and any other accesses or egresses shall be permanently closed, and the footway/highway verge shall be reinstated in accordance with a detailed scheme to be agreed with the Local Planning Authority prior to bringing into use the new access.

Reason: In the interests of highway safety and convenience in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).
C8
Before the first occupation of Plots 2, 3, 4 and 5 hereby permitted the window(s) in the flank elevations of these dwellings shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed.  The window(s) shall be permanently retained in that condition thereafter.

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

C9
The boundary treatment as specifically shown on approved drawing nos. L90-202 and L90-250 Rev. B shall be implemented in accordance with the approved details and maintained in such condition 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).

C10
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.  Prior to their installation full details of any renewable technologies to be incorporated into the scheme shall be submitted to and approved in writing by the Local Planning Authority and the development shall be permanently maintained therefore. 

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 ensure that the development makes as full a contribution to sustainable development as possible.
C11
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.

All hard landscaping works required by the approved scheme shall be carried out and completed prior to the first occupation of the development hereby permitted. All soft landscaping works required by the approved scheme shall be carried out in 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 condition 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).

C12
No trees, hedgerows or shrubs within the curtilage of the site, except those specifically shown on approved drawing no. 8279/02 Rev C, shall be felled, or pruned, nor shall any roots be removed or pruned during development and for a period of five years after completion of the development hereby approved. Any pruning approved shall be carried out in accordance with BS: 3998 (2010) ‘Recommendations for tree works’. Any trees, hedgerows or shrubs removed or which die or become dangerous, damaged or diseased before the end of a period of five years after completion of the development hereby approved shall be replaced with new trees, hedging or shrub species (of such size species and in such number and position as maybe agreed in writing), before the end of the first available planting season (1st October to 31st March) following their loss or removal.




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

C13

The buildings shall not be erected other than in the materials as have been approved in writing by the Local Planning Authority as specifically shown on approved drawing no. 171 and no external materials shall be used other than those approved. 

Reason: To ensure that the external appearance of the buildings 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).

C14
The development hereby permitted shall be carried out in accordance with the Construction Management Plan which was approved in writing by the Local Planning Authority under discharge of conditions application 17/1276/DIS on 3 August 2017.

Reason: In order to minimise danger, obstruction and inconvenience to users of the 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).
C15
The development hereby permitted shall be carried out in accordance with the Ecology Report prepared by Aspect Ecology and dated December 2014 and maintained as such.

Reason: To ensure that any protected species are safeguarded and to meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C16
Immediately following the implementation of this permission, notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) no development within the following Classes of Schedule 2 of the Order shall take place.




Part 1




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




Class B – addition or alteration to the roof




Class C – any other alteration to the roof




Class E – buildings incidental to the enjoyment of a dwellinghouse

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

Reason: To ensure adequate planning control over further development having regard to the limitations of the site and neighbouring properties and in the interests of the visual amenities of the site and the area in general, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C17
The garages hereby permitted shall be kept available for the parking of motor vehicles at all times. The garages shall be used solely for the benefit of the occupants of the dwelling of which it forms part and their visitors and for no other purpose and permanently retained as such thereafter.

Reason: In the interests of visual amenities of the area and to ensure that on-site car parking provision is maintained in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and 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 £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 

There may be a requirement for the approved development to comply with the Building Regulations. 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
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).

I4
It is the responsibility of a developer to make provision for drainage to ground, water courses or a suitable sewer.  In respect of surface water it is recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving public network through on or off site storage.  When it is proposed to connect to a combined public sewer, the site drainage should be separate and combined at the final manhole nearest the boundary.  Connections are not permitted for the removal of groundwater.  Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. They can be contacted on 0800 009 3921.
I5
The applicant is advised that a license must be obtained from the Highway Authority before any works are carried out on any land forming part of the highway.  Prior to commencement of any works the applicant is advised to contact the County Council Highways via either the website http://www.hertsdirect.org/services/transtreets/highways/ or telephone 0300 1234047 to enter into the necessary agreement with the Highway Authority to enable works in the highway to proceed.
I6
The development should be designed and constructed to Secured By Design standards.
I7
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.
PC55/17
17/1542/FUL – Single storey rear extension, alterations to fenestration, conversion of garage into habitable accommodation and extension to raised patio to rear at 66 WOLSEY ROAD, MOOR PARK, HA6 2EH for Mr Rajiv Khanna
The Planning Officer reported that further comments had been received from Moor Park 1958 Ltd which welcomed a reduction in plot coverage from 18.1% to 17% however this was still in excess of the Moor Park Conversation Area Appraisal (MPCAA) stating that buildings, including all outbuildings, should not over more than 15% of the plot area.  
Councillor Debbie Morris had two issues with the proposed application.

1) Proposed Plot Coverage – Moor Park 1958 had commented that the site was already over the plot coverage limit of 15% and had raised other strong objections to the scheme. A key element of restriction was to protect the openness of the Moor Park estate and if the buildings overstepped the maximum percentage of the plot area (in this case by 2%), this left Moor Park open to encroachment.
2) Proposed Flat Roof – the roof covers the whole rear extension in a Conservation Area.  The Conservation Area appraisal states that flat roofs are not in keeping with the Conservation Area. 

Due to these issues, the application should be refused on grounds of damage to the Conversation Area and not in keeping with the area. 

Councillor Paula Hiscocks said that the character of Moor Park was big houses in large plots. The house was already over the guidelines and there was a risk that the area would be turned into vast blocks of neighbouring properties. The area should be protected and room between properties maintained for hedges and trees. 
Councillor Peter Getkhan noted that the flat roof in question had a roof lantern which gave the impression that it was not flat. The tradition of Moor Park was not a reason for refusal as all houses were different and Moor Park was not in danger of being turned into terrace style houses.  He would therefore be happy to support the application.

The Planning Officer noted that there were some existing elements of flat roofs such as the crown roofs.

Councillor Phil Brading noted that the proposed extension would not do anything to alter the street scene or have any impact on the neighbours, the only impact was on the large rear garden as it was essentially just a large conservatory. It would be difficult to refuse planning permission other than the material issue over the proposed percentage of plot space.

Councillor Debbie Morris said that despite the roof lantern, the roof was still ostensibly flat and unacceptable with regards to the MPCAA. 

Councillor Debbie Morris, duly seconded by Paula Hiscocks, moved that planning permission be refused due to the flat roof being out of character in the Conservation Area and due to the scale and resultant plot coverage causing harm and damage to the Conservation Area. 
Councillor Peter Getkhan, duly seconded by Sarah Nelmes, moved an amendment that planning permission be approved.

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

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: 220/P/1C, 220/P/2, 220/P/3E, 220/P/4 and Arboricultural Impact Assessment REV-A July 2017.


Reason: For the avoidance of doubt and in the proper interests of planning and to safeguard the character and appearance of the Moor Park 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 Moor Park Conservation Area Appraisal (2006).

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 £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 

There may be a requirement for the approved development to comply with the Building Regulations. 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.
PC56/17
OTHER BUSINESS



There was no other business.

CHAIRMAN
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