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  17/0653/OUT Outline Application: Erection of 8 affordable dwellings with associated access, parking and landscaping (appearance, landscaping & scale reserved) at LAND TO THE REAR OF FIR TREES, DAWES LANE, SARRATT, HERTS WD3 6BG for Whiteacre Ltd
	Parish:    Sarratt   
	Ward:    Chorleywood North and Sarratt  

	Expiry Statutory Period: 24 May 2017 (extension of time agreed until 23 June 2017)  
	Officer:   Marie Clarke  

	



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

Recommendation: Outline permission be refused
1.
Relevant Planning History
1.1
History of Fir Trees to the north west of the application site:

8/1143/88 - Erection of detached bungalow and temporary siting of mobile home during construction period – Refused, for the following reasons: 
R1: The site is within the Metropolitan Green Belt where it is the policy of local planning authority as set out in the Approved Hertfordshire County Structure Plan and the Three Rivers District Plan not to allow development unless it is essential for the purposes of agriculture or other uses appropriate to the rural area. No such need has been proved.
R2: The proposal would comprise a further perpetuation and intensification of development detrimental to the attractive rural character of this locality within the Metropolitan Green Belt and the Landscape Conservation Area (previously known as an Area of Great Landscape Value) close to an Area of Outstanding Natural Beauty.
1.2
8/595/91 - Erection of detached bungalow and garage – Refused, for the following reasons: 

R1: The site is within the Metropolitan Green Belt where it is the policy of local planning authority as set out in the Approved Hertfordshire County Structure Plan and the Three Rivers District Plan not to allow development unless it is essential for the purposes of agriculture or other uses appropriate to the rural area. No such need has been proved.
R2: The proposal would comprise a further perpetuation and intensification of development detrimental to the attractive rural character of this locality within the Metropolitan Green Belt and the Landscape Conservation Area (previously known as an Area of Great Landscape Value) close to an Area of Outstanding Natural Beauty. 

The application was dismissed at an Appeal Inquiry (APP/P1940/A/91/194556/P4) on 10 July 1992. 

1.3
01/00247/FUL - Retention of mobile home for residential use - Withdrawn. An Enforcement Notice was issued dated 11 March 1993. The notice required the removal of the caravan and any supporting structure from the land. The chalet was demolished and thus the notice was complied with.
1.4
01/01733/CLED - Certificate of lawfulness existing use: Shed for residential use as living area and bathroom – Refused. 

1.5
03/0666/CLED - Certificate of lawfulness existing use: Shed for residential use purposes - Refused.  

1.6
04/0404/FUL - Change of use to residential for the purpose of stationing of 2 caravans for human habitation – Refused, for the following reason: 
R1: The site is within the Metropolitan Green Belt where it is the policy of the Local Planning Authority as set out in the Approved Hertfordshire Structure Plan Review 1991-2011 (adopted 1998), and the Three Rivers Local Plan 1996-2011 (adopted 2011), not to allow development unless it is essential for the purposes of agriculture or other uses appropriate in the Metropolitan Green Belt and in view of the site history and planning policies that apply, no special circumstances are considered to exist. The development fails to comply with Policies 5 and 12 of the Hertfordshire Structure Plan Review 1998-2011, and Policies GB1 and H16, of the Three Rivers Local Plan 1996-2011.

The application was allowed at an Appeal Inquiry (APP/P/1940/A/04/1166526) on 2 December 2005.

1.7
14/1570/FUL – Variation of Condition 2 (restriction on number caravans) of planning permission 04/0404/FUL to allow for an additional two caravans, one of which to be a static caravan - Approved 
1.8
History of application site including Fir Trees to the north west:
13/1550/FUL - Erection of 15 dwellings including access, parking and landscaping – Withdrawn. 

2.
Site Description

2.1
The application site relates to a roughly rectangular piece of land to the rear of Fir Trees. It has an area of approximately 0.52 ha. The land is in the same ownership as Fir Trees but is used as a paddock and is separated by a wire fence and gate. Fir Trees is an established gypsy and traveller site with planning permission for four caravans (of which no more than two can be static caravans; reference 14/1570/FUL).

2.2.
The area is semi rural in character and dwellings vary in terms of type and style. Dwellings fronting Dawes Lane to the north west are detached and semi detached and vary significantly in size and style. There is no uniform building line. Properties along Downer Drive to the north east are more consistent in appearance but include two storey flats, terraces and semi detached dwellings. To the south west lies the extensive rear garden to a dwelling known as Green Belt which fronts Dawes Lane, and to the south east there are open fields.

2.3
The flats adjacent to the application site are predominantly managed by Thrive Homes. An area of amenity land and parking utilised by the occupiers of the flats would be taken to gain access to the site from Downer Drive.

2.4
The site itself is largely grazing land and predominantly flat. It lies within the Green Belt and is bounded by trees and hedgerows to three sides. Most of the trees within the site are protected by the Three Rivers (Dawes Lane, Sarratt) Tree Preservation Order 1989 (TPO255).  ASK   \* MERGEFORMAT 
3.
Description of Proposed Development
3.1
  Outline permission is sought for the erection of 8 affordable dwellings with associated access and layout (appearance, landscaping and scale reserved). The dwelling mix would be 4 x 2 bed houses and 4 x 3 bed houses.
3.2
Access is proposed to be from Downer Drive where there is an existing area of parking (for approximately 8 cars) and a communal amenity area between two blocks of flats (numbers 2 to 12 and 14 to 24 Downer Drive).
3.3
The submitted layout plan shows that the access road would lead to a cul-de-sac development of semi-detached properties. Plots 1-6 would be sited so that the dwellings would back onto the flats on Downer Drive. Plots 7-8 would be located to the west of the site, backing onto Fir Trees.

3.4
19 parking spaces are proposed predominantly in the form of driveways and a small parking court (amended from 18 spaces), as well as amenity areas.
3.5
This is an outline application for access and layout only to be considered in full; appearance, landscaping and scale are reserved matters. Notwithstanding this, indicative landscaping is shown on the submitted layout plan. Indicative drawings also illustrate two storey dwellings with pitched roof forms.
3.6
The application is supported by the following documents:


Planning Statement

Design and Access Statement

Tree Survey Report


Ecology Appraisal 


Bat Roost Assessment


Great Crested Newt Habitat Suitability Index Assessment


Transport Statement 


Preliminary Risk Assessment & Site Investigation 


Community Consultation Statement


Draft S106 agreement 


CIL form 
3.7
Additional tree information has been submitted during the course of the application, as follows: Arbtech letter, Arboricultural Impact Assessment (AIA), Arboricultural Method Statement (AMS) and Tree Protection Plan (TPP).
4.
Consultation
4.1.
Statutory   Consultation
4.1.1
 ASK   \* MERGEFORMAT  
Affinity Water [advice] – Planning applications are referred to us where our input on issues relating to water quality or quantity may be required. 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 Chorleywood 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. For further information we refer you to CIRIA Publication C532 "Control of water pollution from construction - guidance for consultants and contractors".
4.1.2

Environment Agency – No comments received.
4.1.3
HCC Archaeology Officer [no objection] –The development is unlikely to have a significant impact on heritage assets of archaeological interest, therefore no comment to make on the proposal.
4.1.4
HCC Highways Officer [no objection subject to conditions] - The details submitted with the application include a Transport Statement document giving information on the following:


Highway Access and Car Parking.

The proposed site access is formed from an existing access on Downer Drive serving the adjacent parking area. Downer Drive is classified as a Local Access Road within Hertfordshire’s road hierarchy. Connections to the surrounding highway infrastructure are via the junctions with Dawes Lane to the north and The Green (via Alexandra Road) to the east. The existing junction onto Downer Drive from the site delivers an acceptable standard of visibility for the driver of an emerging vehicle. Suitable visibility standards are also provided at the junctions onto Dawes Lane and The Green. 

The site layout incorporates a total of 18 car parking spaces but there is no confirmation of any proposed cycle parking spaces. The Local Planning Authority is asked to give consideration to the proposed provision in relation to its current parking standards.

Trip Generation.


The Transport Statement presents trip generation rates from the TRICS database relating to the proposed use of the site. The trip rates identified in the Transport Statement are considered appropriate for the location of the site and the conclusions reported in terms of the anticipated vehicle trips during peak periods are not disputed by the Highway Authority. 

The number of additional vehicular trips is not expected to have a significant impact on the movement of traffic on the adjacent highway. 

Sustainable Travel Modes.

Existing bus stops are available on The Green within walking distance of the site. There are also a number of local facilities within a short walking distance. The nearest train station is Chorleywood. This is approximately 5km from the site and is not served by the bus services passing the site. The site is not considered to be particularly well located in terms of sustainable travel options. However limited bus access is available to and from Croxley and Watford underground and rail services. 

Highway Consultation Summary.

The details submitted propose alterations to the existing highway access arrangements on Downer Drive. These proposals will deliver improved parking and footway facilities for the adjacent residential properties.

The proposed development will not generate a significant increase in traffic movements to and from the surrounding highway network. The completed development is therefore not expected to have a significant impact on the safety and operation of the adjacent highway network. 

The Highway Authority requests that formal consideration is given to construction management issues to ensure that any inconvenience to the existing residents and users of the adjacent highway is minimised. The Highway Authority therefore does not raise any objection to the application.

Condition:
Condition (construction management):- The development shall not commence until full details of all proposed vehicle access, routing within the site, 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. These details should be submitted in the form of a Construction Management Plan. 

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).

I recommend inclusion of the following Advisory Notes (AN) to ensure that any works within the highway are carried out in accordance with the provisions of the Highway Act 1980:


AN1. 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.hertfordshire.gov.uk/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.
4.1.5
Herts Ecology [no objection subject to condition] – Hertfordshire Ecology holds no biological records (species or habitats) for the application site. The site appears to be an area of grazed land bounded by hedges and semi-mature trees. Within the site there are areas of bare ground, log piles, rubble, and a stand of Japanese knotweed. 


The Ecological reports have highlighted several constraints to works, including great crested newts, bats, reptiles, breeding birds, and the presence of Japanese knotweed. I would recommend that a Construction Environmental Management Plan (or similar) is conditioned within any planning decision, and should incorporate all the avoidance and mitigation recommendations made by the ecologist in the Preliminary Ecological Appraisal, Preliminary Bat Roost Assessment, and the Great Crested Newt Habitat Suitability Index Assessment already submitted and approved in principle. Combining the recommendations into a single document will reduce the number of conditions needed to be discharged and set a precedent for subsequent reserved matters applications.


I can recommend the following condition; 
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) Responsible persons and lines of communication. 
G) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly competent person if appropriate. 
H) Use of protective fences, exclusion barriers and warning signs if applicable.

The approved CEMP shall be adhered to and implemented throughout the construction period strictly in accordance with the approved details, unless otherwise agreed in writing by the local planning authority. 
Secondly I would advise the applicant that as the NPPF looks for a no net loss to biodiversity and enhancement where possible, that they consider a biodiversity sensitive landscape design, incorporating recommendations from the ecological reports, native planting, hedgerow enhancement, inclusion of bat and birds roosting/nesting boxes, and other enhancement features. 

4.1.6
Herts Fire Officer [no objection subject to condition] – I refer to the above mentioned application and am writing in respect of planning obligations sought by the County Council towards fire hydrants to minimise the impact of development on Hertfordshire County Council Services for the local community.


Based on the information provided to date we would seek the provision of fire hydrant(s), as set out within HCC's Planning Obligations Toolkit. We reserve the right to seek Community Infrastructure Levy contributions towards the provision of infrastructure as outlined in your R123 List through the appropriate channels.


All developments must be adequately served by fire hydrants in the event of fire. The County Council as the Statutory Fire Authority has a duty to ensure fire fighting facilities are provided on new developments. HCC therefore seek the provision of hydrants required to serve the proposed buildings by the developer through standard clauses set out in a Section 106 legal agreement or unilateral undertaking. 


Buildings fitted with fire mains must have a suitable hydrant provided and sited within 18m of the hard-standing facility provided for the fire service pumping appliance. 


The requirements for fire hydrant provision are set out with the Toolkit at paragraph 12.33 and 12.34 (page 22). In practice, the number and location of hydrants is determined at the time the water services for the development are planned in detail and the layout of the development is known, which is usually after planning permission is granted. If, at the water scheme design stage, adequate hydrants are already available no extra hydrants will be needed.


Section 106 planning obligation clauses can be provided on request.



Justification
Fire hydrant provision based on the approach set out within the Planning Obligations Guidance - Toolkit for Hertfordshire (Hertfordshire County Council's requirements) document, which was approved by Hertfordshire County Council's Cabinet Panel on 21 January 2008 and is available via the following link: www.hertsdirect.org/planningobligationstoolkit.


The County Council seeks fire hydrant provisions for public adoptable fire hydrants and not private fire hydrants. Such hydrants are generally not within the building site and are not covered by Part B5 of the Building Regulations 2010 as supported by Secretary of State Guidance "Approved Document B".
In respect of Regulation 122 of the CIL Regulations 2010 the planning obligations sought from this proposal are: 


(i) Necessary to make the development acceptable in planning terms.
Recognition that contributions should be made to mitigate the impact of development are set out in planning related policy documents. The NPPF states "Local planning authorities should consider whether otherwise unacceptable development could be made acceptable through the use of conditions or planning obligations. Conditions cannot be used cover the payment of financial contributions to mitigate the impact of a development (Circular 11/95: Use of conditions in planning permission, paragraph 83).
All developments must be adequately served by fire hydrants in the event of fire. The County Council as the Statutory Fire Authority has a duty to ensure fire fighting facilities are provided on new developments. The requirements for fire hydrant provision are set out with the Toolkit at paragraph 12.33 and 12.34 (page 22).


(ii) Directly related to the development; Only those fire hydrants required to provide the necessary water supplies for fire fighting purposes to serve the proposed development are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.


(iii) Fairly and reasonable related in scale and kind to the development.
Only those fire hydrants required to provide the necessary water supplies for fire fighting purposes to serve the proposed development are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.


I would be grateful if you would keep me informed about the progress of this application so that either instructions for a planning obligation can be given promptly if your authority if minded to grant consent or, in the event of an appeal, information can be submitted in support of the requested provision.
I trust the above is of assistance if you require any further information please contact the Development Services team.


NB. Legal advice is that provision of fire hydrants could be secured by condition.
4.1.7

Herts Police – No comments received.
4.1.8

Herts and Middlesex Wildlife Trust – No comments received.
4.1.9
National Grid – No comments received.

4.1.10

Sarratt Parish Council [no objection] - The Parish Council have no objection to this application on condition that a locality agreement be put in place on the affordable housing such that parishioners and their families get priority on the affordable houses. If officers are minded to refuse this application the Council wishes to have the application called into Committee.
4.1.11
Thames Water – No comments received.
4.1.12
TRDC Environmental Health Officer [no objection] – I have reviewed the Preliminary Risk Assessment and Site Investigation report by RSK, reference 23682-R01, dated February 2017. The recommendations at 9.1 (page 40) regarding the conditions encountered in the "made ground" are clear and reasonable, however the survey was carried out in 2011. It would be prudent therefore to ascertain whether there has been any change in conditions since that time, regarding newly imported materials/hydrocarbon leakages, as mentioned in the last paragraph of section 9.1 on page 41.
4.1.13
TRDC Environmental Protection Officer – No comments received.
4.1.14
TRDC Housing Development Officer [affordable housing must be in perpetuity; no specific need for 2 and 3 bed houses in Sarratt] – Initial comments: Policy CP4 of the Adopted Core Strategy requires 45% of new housing to be provided as Affordable Housing, unless it can be clearly demonstrated with financial evidence that this is not viable. As a guide the tenure split should be 70% social rented and 30% intermediate. 

Policy CP3 of the adopted Core Strategy (2011) sets out the proportions that should form the basis for housing mix in development proposals submitted to Three Rivers District Council. Proposals should broadly be for 30% 1-bed units, 35% 2-bed units, 34% 3-bed units and 1% 4+ bed units. 

However, identified need for affordable housing suggests the following preferred mix: 22% 1-bed units, 50% 2-bed units, 24% 3 bed units and 4% 4 + bed units.  There is also need for 1-bed, 2-bed and 3-bed wheelchair accessible units. This mix only applies to the site’s affordable units.  

As per the Planning Statement, the development proposal consist of the erection of 8 two storey affordable dwellings comprising a mix of 4 x 2 bed social rented houses, 2 x 3 bed social rented houses and 2 x 3 bed shared ownership houses. Sarratt is a Rural Exception Site. These sites should be only used for affordable housing in perpetuity in accordance with Policy PSP4 of the Core Strategy DPD and PPS3. To ensure affordability in perpetuity wherever possible restrictions will be put on the right to buy/ right to acquire for rented homes managed by Registered Providers and on the ability of purchasers to staircase beyond 80% ownership for the new build properties. Providing this happens we have no objection to this application.

Additional comments: With regards to the priority, there are only two households on our Housing Needs Register currently resident in Sarratt, both having a need for a one bedroom property. Therefore we don’t think there is a specific resident need for 2 and 3 bedroom houses in Sarratt but there is a clear need in the district. As of 9/5/17 there were 256 households waiting for a 2 bed unit and 112 families waiting for a 3 bed unit.
4.1.15
TRDC Landscape Officer [no objection following submission of additional information] – Initial comments: This application is supported by a Tree Survey prepared by Arbtech Consulting Ltd, which has been prepared in line with the recommendations in BS:5837-2012 ‘Trees in Relation to Design Demolition and Construction’. The survey information has been used to produce a Tree Constraints Plan which identifies the crown spread and root protection area (R.P.A.) of most of the trees within and adjacent to the site. Most of the trees within the site are protected by the Three Rivers (Dawes Lane, Sarratt) Tree Preservation Order 1989 (TPO255). The submitted Site Layout Plan (160149(03)002) indicates that all of the proposed units will be constructed well outside of the R.P.A. of any of the trees. 

The main concern with this proposal is the new access road from Downer Drive. The site layout plan indicates that one tree will be removed to facilitate this access. This tree is not identified with reference to the Arbtech Tree Survey. The Design and Access Statement indicates that the new access road will be 5.8m wide with 2m wide footpaths on either side where it runs from Downer Drive to the site boundary. The road will then taper to 4.8m wide where it crosses into the site. The N.E. boundary of the site contains some of the most significant trees in the site. They are predominantly mature Ash and provide a valuable landscape feature being visible above the roofline of the flats on the western side of Downer Drive. Any proposal to take a new access road through this line of trees would need to be clearly specified and supported by an Arboricultural Method Statement outlining the measures to be used to ensure the retention of the protected trees on this boundary. It seems likely that the construction of the access road as described in section 10.2 of the Design and Access Statement would lead to the loss of at least three trees all of which are rated as Category B in the Tree Survey and protected by TPO255.

I am unable to support this application for outline planning permission due to the uncertainty about the impact of the access road on the protected trees and recommend refusal.  
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 2015).
Comments following submission of additional tree information: 

Further to my comments of 3 May the applicant has submitted an Arboricultural Method Statement (A.M.S.) prepared by Arbtech, dated 2 June 2017. This includes details of tree protection measures which have been prepared in accordance with BS:5837-2012 ‘Trees in Relation to Design Demolition and Construction’ and may be considered as approved plans if planning permission is granted.

The most problematic part of this proposal is the construction of the new access road within the root protection area (R.P.A.) of protected trees on the N.E. boundary of the site. The Arbtech A.M.S. discusses the principle of this being constructed using a no-dig method and cellular confinement system to support the new road. This is to be welcomed and shows a willingness to design the new access in a way that will ensure the retention of the important landscape trees. The level of detail included in this part of the A.M.S. is not sufficient for this part of the document to be considered as part of the approved documents and further detail will need to be secured through a condition if planning permission is granted.

Recommend that consent is granted subject to conditions:
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 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).
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 the Arboricultural Method Statement prepared by Arbtech dated 2 June 2017 and the Tree Protection Plan ‘Arbtech TPP 01’ dated June 2017.
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).
Arboricultural Method Statement:
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).

4.1.16
TRDC Local Plans [Local Housing Needs Survey required] – Initial comments: The application site is adjacent to a gypsy and traveller site, which has permanent planning permission, granted in January 2015. This site, along with the application site, are located in the Metropolitan Green Belt where there is a general presumption against inappropriate development. This is set out in Core Strategy Policy CP11: Green Belt and Policy DM2: Green Belt in the adopted Development Management Policies LDD. Policy DM2 lists the criteria where development within the Green Belt may be acceptable. With regard to new buildings, criterion a) states that except in very special circumstances, approval will not be given for new buildings within the Green Belt, other than those specified in national policy and other relevant guidance.

Sarratt is listed as a village in the Three Rivers Settlement Hierarchy, outlined in Figure 4 in the adopted Core Strategy. Core Strategy Policy PSP4: Development in Villages (Bedmond, Sarratt), seeks to control development within these villages, in order to protect the character, landscape, heritage and wildlife of the wider countryside and the openness of the Green Belt. Policy PSP4 continues to state that the rural exception site policy approach will be used to allocate and release sites early to accommodate households which contain current residents or have an existing family or employment connection in perpetuity.

Whilst the nearby housing site allocation which encompasses the Royal British Legion site in Sarratt (site ref: H(8)), is identified in the Site Allocations LDD as a rural exception site in order to provide affordable housing within the village, Policy PSP4 continues to state that limited small-scale development in or on the edge of the villages will be allowed to meet local community and business needs in order to maintain the vitality of these communities. This reflects the fifth bullet point in paragraph 89 of the National Planning Policy Framework, which includes the limited infilling in villages, and limited affordable housing for local community needs, as an exception to the presumption against the construction of new buildings in the Green Belt.  

There has been an extensive planning history on this site and it should be noted that one application was withdrawn in November 2013 for a scheme consisting of 15 dwellings, of which six were proposed to be low cost market housing available for local people. The application form for the current outline application states that the proposal consists of six social rented dwellings and two intermediate dwellings. Although these fall within the definition of affordable housing, the accompanying Planning Statement does not explicitly state that these dwellings will be available solely to meet local community needs in line with local and national planning policy, despite the statement emphasising the need to provide more affordable housing within Sarratt.

Additional comments: The application site is not classed as a Rural Exception Site in the Local Plan. The nearest designated Rural Exception Site is in Church Lane, Sarratt at the Royal British Legion site (ref: H(8)). However, as both Paragraph 89 of the NPPF and Criterion C of Core Strategy Policy PSP4 both allow for limited infilling and small scale development in villages, provided it only meets local community needs, then the applicant should produce a Local Housing Needs Survey, in order to ensure the proposal complies with Policy PSP4. If the assessment proves there is no local need, then the proposal does not comply with Criterion C of Policy PSP4 and would also be contrary to the Green Belt policies in the Local Plan (Policy CP11 and Policy DM2).
4.2
Public Consultation
4.2.1
Number consulted:
  40
4.2.2
No. responses received: 
49 (2 in support; 45 objections; 2 not against development in principle but have concerns)
4.2.3
Site Notice: Expired 3 May 2017
4.2.4
Press notice:  ASK   \* MERGEFORMAT N/A
4.2.5
Summary of Responses

Summary of comments in support:


We need affordable housing as property prices in the area are very expensive. We need to support the application to allow new comers to our village. Not against development in principle. Pleased to see two amenity areas included.

Summary of objections / concerns:

Additional traffic. Do not agree that traffic impact will be minimal. Downer Drive, Alexandra Road and Dawes Lane are already overcrowded and in a poor state of repair. The traffic test should have been carried out in Downer Drive. Accidents are likely, particularly during the construction phase. Only 10.5% use non-vehicle or public transport to leave the village, not 16%. The current bus service is very limited. Parking bays will be reduced. Loss of parking. Increased traffic will result in increased noise and pollution. The traffic analysis promotes access to the station and M25 but the station car park is often full by 8.30am and the M25 heavily congested by 7am. Often difficult to turn onto The Green and the problem would be exacerbated. Parking requirements would be 30 for the Downer Drive flats, there are currently 14 and 2 would be lost due to the proposed access road. Vehicles park illegally on communal land and grass verges and block pavements. Hard to see how construction traffic would gain access.

Seems to be phase 1 of a potential 2 phase development of the full traveller site. Change in use of the land appears to be a form of ‘creep’ that could lead to more and more development. The development would not sit comfortably. More suitable sites. Unsustainable development. This area of Sarratt is sufficiently densely populated, with previous development at Wards Nursery. A coherent plan should be in place not ad hoc developments. The British Legion site should be developed instead.  Overdevelopment. 

Only very select few properties have been notified. Not enough time to consider. Financial gain. Conflicts with policy. No benefit to residents but a significant adverse impact. Housing is not affordable without vast input from LPA. Lack of meaningful consultation. Short notice and not many could attend. Objections have been ignored. Incorrect assumptions in the application.

Loss of Green Belt. Not previously developed. Planning permission for dwellings previously refused. Would set a precedent for further development in Sarratt. Traveller sites should be safeguarded; the entire plot has designated traveller status. Loss of green field space, any development would be better sited on the brownfield yard at Fir Trees.

Major loss of amenity for existing residents in the flats.  Young children play in the vicinity- such a road would be extremely dangerous. The development will bring more children. New play areas would not be for existing residents.
Increased danger to pedestrians, walkers, children, cyclists, horses/horse riders and pets.

Impact on wildlife. Loss of hedgerow. Ancient trees will be destroyed, the character of the area permanently impacted. Loss of flora and fauna. Further impact on balance of nature and built environment. Over abstraction of water from aquifers and rivers.  Bonfires could have left contamination. Nuisance and health impact to neighbours from bonfires. Overlooking of house and garden. Lighting would be intrusive to dark and quiet country area. Loss of amenity to residents of Downer Drive. Overlooking and invasion of privacy. Noise and pollution. Further pressure on already inadequate internet speed and connectivity.

The area will be spoilt for all residents. Impact on Conservation Area and AONB. Environmental damage to AONB would be permanent.

Would like to cite all the issues raised in 3.4, 4.3 and 4.5 in the 'Statement of Community Involvement' in my objection:

· Too many houses/overdevelopment
· Development too dense 
· Access through Downer Drive/loss of amenity area used by children 
· Lack of parking/increased parking congestion
· Increase in traffic
· Impact of construction traffic on roads/ construction traffic routes on local roads including Dawes Lane/Alexandra Road
· Damage to foundations of houses due to construction traffic
· Dawes Lane too narrow/ impact on Dawes Lane due to increased traffic/ construction traffic, dangerous
· Disturbance due to construction
· No need for large detached houses
· Need for smaller houses
· Development within the Green Belt
· Affordable housing should be for residents of Sarratt/locals
· Impact on wildlife/loss of hedgerow
· Impact on schools and infrastructure
· Loss of gypsy and traveller pitches
· Increase in gypsy and traveller pitches 
· Impact on amenities of neighbours
· Why has the British Legion site not been developed (for affordable) 
· Greed of developers 
· Lack of proper consultation 
· Destruction of hedge row (over 800 years old)
· Changes the aspect in Dawes Lane (and Downer Drive) 
5.
Reason for Delay
5.1
Committee cycle.   Extension of time agreed until 23 June 2017 to allow submission of additional information.
6.
Relevant Planning Policy, Guidance and Legislation
6.1
  

  
  The   Three Rivers Local Plan
The Core Strategy was adopted on the 17 October 2011 having been through a full public participation process and Examination in Public. Relevant policies include Policies PSP4, CP1, CP2, CP3, CP4, CP8, CP9, CP10, CP11 and CP12.
The Development Management Policies Local Development Document (LDD) was adopted on 26 July 2013 after the Inspector concluded that it was sound following Examination in Public which took place in March 2013. Relevant policies include DM1, DM2, DM6, DM7, DM9, DM10, DM13 and Appendices 2 and 5.

The Site Allocations Local Development Document was adopted on 25 November 2014 having been through a full public participation process and Examination in Public. Policy SA1 and Site H(8) the Royal British Legion Site are of relevance.
6.2
National Planning Policy Framework (NPPF)


On 27 March 2012, the framework of government guidance in the form of Planning Policy Statements and Planning Policy Guidance Notes was replaced by the National Planning Policy Framework (NPPF). The application has been considered against the policies of the Core Strategy (adopted October 2011), the Development Management Policies Local Development Document (adopted July 2013) and the Site Allocations Local Development Document (adopted November 2014) as well as government guidance. The policies of Three Rivers District Council reflect the content of the NPPF.
6.3
Other

Supplementary Planning Document 'Affordable Housing' (approved June 2011 following a full public consultation).
The Localism Act received Royal Assent on 15 November 2011. The growth and Infrastructure Act achieved Royal Assent on 25 April 2013.


The Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and Species Regulations 2010, the Natural Environment and Rural Communities Act 2006 and the Habitat Regulations 1994 may also be relevant.

7.
Planning Analysis
7.1
Introduction

7.1.1
The application has been submitted in outline and consequently, only those matters which are not reserved may be given significant weight. This application is therefore for access and layout only to be considered with appearance, landscaping and scale forming reserved matters. Therefore if planning permission were to be granted, the reserved matters of appearance, landscaping and scale would need to be the subject of a further application or applications. 
7.1.2 The illustrative material submitted as part of the application with regard to the appearance, landscaping and scale of development shows how the site could potentially be developed, but approval is not sought for these details within the application and these are taken into account as indicative only. Therefore while the assessment may acknowledge the appearance and scale of the development indicated and consideration of landscaping and associated impacts, the detail of these matters would be assessed and agreed at a subsequent stage should outline permission be granted.

7.2
Principle of Housing Development
7.2.1
Policy CP2 of the Core Strategy relates to housing supply. It states that the Council will identify sufficient land for housing in the District to meet Three Rivers’ housing target of 180 dwellings per year until 2026. Specific sites are identified in the Site Allocations LDD, and Policy SA1 of this document relates to housing site allocations. 

7.2.2
The application site is not an allocated site and is therefore classed as a windfall site. With regard to such sites Policy CP2 of the Core Strategy states that the Council will have regard to policies and parameters set out in the Core Strategy and that applications will be considered on a case by case basis having regard to:

i. The location of the proposed development, taking into account the Spatial Strategy

ii. The sustainability of the development and its contribution to meeting local housing needs

iii. Infrastructure requirements and the impact on the delivery of allocated housing sites

iv. Monitoring information relating to housing supply and the Three Rivers housing targets

7.2.3
The site is located in the Metropolitan Green Belt where there is a general presumption against inappropriate development. This is set out in Policy CP11 of the Core Strategy and Policy DM2 of the Development Management Policies LDD. Policy DM2 lists the criteria where development within the Green Belt may be acceptable. With regard to new buildings, criterion a) states that except in very special circumstances, approval will not be given for new buildings within the Green Belt, other than those specified in national policy and other relevant guidance.
7.2.4
Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. When considering any planning application, Local Planning Authorities should ensure that substantial weight is given to any harm to the Green Belt. ‘Very special circumstances’ will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations.

7.2.5
Sarratt is listed as a village in the Three Rivers Settlement Hierarchy, outlined in Figure 4 in the adopted Core Strategy. Policy PSP4 of the Core Strategy relates to development in the villages of Bedmond and Sarratt and states that:

‘Development in villages will:


a) Be strictly controlled in order to protect the character, landscape, heritage and wildlife of the wider countryside, and the openness of the Green Belt…’


‘c) Allow some limited small-scale development in or on the edge of villages in order to meet local community and business needs, to maintain the vitality of these communities…’


‘f) Allocate and release sites solely for affordable housing using a Rural Exception Site Policy approach to accommodate households which contain current residents or identified through a subsequent Site Allocations document…’


‘g) Provide approximately 1% of the District’s housing requirements over the Plan period to include affordable housing to meet local needs and as informed by the Strategic Housing Market Assessment (2010), Development Economics Study (2009) and Strategy Housing Land Availability Assessment Update (2010)’.
7.2.6
Strategic objective S5 of the Core Strategy is also relevant. This seeks to increase levels of affordable housing in the District, including provision of rural affordable housing within the villages of Bedmond and Sarratt where this would meet identified local needs.
7.2.7
Policy CP2 of the Core Strategy states that ‘Housing provision will be made primarily from within the existing urban area (approximately 75% of total housing development between 2001-2026) and also from housing sites at the most sustainable locations on the edge of existing settlements, in the Green Belt (approximately 25% of total supply between 2001 and 2026’). Policy CP4 also refers to permitting small-scale affordable housing within and immediately adjacent to the village core area of Sarratt on the basis of need.
7.2.8
This is supported by paragraph 89 of the NPPF, which includes the limited infilling in villages, and limited affordable housing for local community needs, as an exception to the presumption against the construction of new buildings in the Green Belt.  
7.2.9
Policy AFH9 of the Affordable Housing SPD states that ‘Core Strategy Policies CP4 and PSP4 provide for: The allocation and release of sites solely for affordable housing using a Rural Exception Site Policy approach to accommodate households which contain current residents or have existing family or employment connection in perpetuity within the Villages of Bedmond and Sarratt’.

7.2.10
The Royal British Legion site in Sarratt is identified in the Site Allocations LDD as a Rural Exception Site in order to provide affordable housing within the village. This does not preclude other limited, small scale housing development coming forward in the village provided it is affordable housing to meet local needs.
7.2.11
With regard to need, the Affordable Housing SPD specifically states that:


‘Prior to the Council granting planning permission for affordable housing on a Rural Exception Site (including any sites identified in the Site Allocations DPD), it must be satisfied that there is a genuine need for affordable housing in the locality. One way of doing this is to carry out a local housing needs survey, possibly incorporated with work on a Parish Plan. A local housing needs survey should be distributed as widely as possible to reach every home in the parish and surrounding areas within the District to maximise the response rate. The applicants should inform and seek the support of the Parish Council before carrying out a survey and discuss the results of the survey with the Parish Council after completion. Sufficient time for return of the survey forms should be given; this should be a minimum of six weeks.

The Housing Team can provide, on request, advice and guidance on how to produce housing needs survey forms and/or how to undertake local housing needs surveys. The Council will need to see a copy of the survey being distributed, results of the survey and will meet with the applicant to discuss the final outcome of the survey i.e. the proposed mix and tenure arising from the analysis of the survey results.’
7.2.12
It goes on to state that:


‘Only after the Council is satisfied that a genuine need exists, will it consider the suitability of a site as a location for a Rural Exception Site.’
7.2.13
The application makes reference to an affordable housing need in Sarratt, but is not accompanied by a Local Housing Needs Survey or any other evidence to support this. The Housing Development Officer has stated that there are only two households on the Three Rivers’ Housing Needs Register who are currently resident in Sarratt, both having a need for a one bedroom property. The Council holds no evidence that there is a specific need for 2 and 3 bedroom houses in Sarratt.
7.2.14
The Royal British Legion site is a designated Rural Exception Site, with an indicative capacity of 10 units. Therefore any need for affordable housing would be expected to be accommodated on this site. With regard to this the submitted Planning Statement states:

‘We believe that there are exceptional circumstances which are relevant to this application to allow development in the Green Belt, specifically the identified need for affordable housing, generally within the District but specifically Sarratt. We believe that even if the British Legion State was redeveloped for affordable housing there would still be a need for more affordable housing. However, the British Legion site has not come forward yet. To the best of our knowledge there are no proposals to redevelop that site and there is also no guarantee that the British Legion site will come forward for development for affordable housing. This adds weight to our argument that the planning application for the erection of 8 affordable homes on land adjacent to Fir Trees will help meet the identified need for affordable housing and should be approved’. 
7.2.15
It is acknowledged that the Royal British Legion is yet to be developed, but recent applications and pre-applications (references 13/1781/FUL, 15/1736/PREAPP and 17/0237/PREAPP) suggest that this will come forward in the near future. Indeed, the allocated phasing of the site was for 2012-2015. 
7.2.16
As such, the lack of evidence of need for affordable housing specifically within Sarratt means that the proposal constitutes inappropriate development in the Green Belt. It has not been demonstrated that there is a genuine need for development of the nature proposed on the application site. The proposal would therefore result in harm to the Green Belt by reason of its inappropriateness, as well as actual harm by reason of the provision of built development and associated domestic paraphernalia on this open and undeveloped site. It would therefore be contrary to Policies PSP4, CP2, CP4 and CP11 of the Core Strategy, Policy DM2 of the Development Management Policies LDD and the Affordable Housing SPD. It has not been demonstrated that very special circumstances exist to outweigh the harm to the openness of the Green Belt.

7.2.17
Residents have raised concerns regarding safeguarding of the existing gypsy and traveller site, and have stated that the entire plot (Fir Trees and the grazing land which forms the current application site) has gypsy and traveller status. It is noted that an application was withdrawn in November 2013 for a scheme consisting of 15 dwellings across the two sites, but the red line application site for the two planning applications relating to the change of use of the land for the stationing of caravans (04/0404/FUL and 14/1570/FUL) was only around the northern part of the site. No planning permission exists for the stationing of caravans on the grazing land.
7.3
Housing Mix/Affordable Housing
7.3.1
Policy CP1 of the Core Strategy advises that development should take into account the need to build mixed and sustainable communities by providing housing across a range of tenures and types including affordable housing.

7.3.2
With regards to affordable housing Policy CP4 of the Core Strategy, supported by the approved ‘Affordable Housing’ SPD, sets out that 45% of new residential development should be provided as affordable housing.  As a guide, the affordable housing tenure split should be 70% social rented and 30% intermediate.  

7.3.3
The proposal is for 100% affordable housing. The proposed mix is for 4 x 2 bed houses and 4 x 3 bed houses ‘with a mix of social rented and intermediate housing in accordance with the council’s preferred mix’. The application form refers to 6 social rented and 2 intermediate, which equates to a 75:25 split. This is broadly in accordance with policy requirements, however further details of the tenure and allocation of affordable housing would be required by condition on any consent.
7.3.4
The South West Hertfordshire Strategic Housing Market Assessment (2016) advises that in terms of the size of accommodation need to 2036 in Three Rivers, the overall requirement is for approximately 19% 1-bedroom units, 28% 2-bedroom units, 37% 3-bedroom units and 16% 4+ bedroom units, although for market dwellings the requirement is for approximately 8% 1-bedroom units, 28% 2-bedroom units, 41% 3-bedroom units and 23% 4+ bedroom units.
7.3.5
The proposal is for 50% 2 bed units and 50% 3 bed affordable units. Again this is considered to be broadly in line with general policy requirements for the District. However, as stated previously the Housing Officer has advised that there is no evidence of need for 2 and 3 bed units in Sarratt.

7.3.6
Provision of any such affordable housing through Rural Exception Sites in Sarratt must remain affordable in perpetuity, in accordance with the Affordable Housing SPD. To ensure affordability in perpetuity restrictions should be put on the right to buy/ right to acquire for rented homes managed by Registered Providers and on the ability of purchasers to staircase beyond 80% ownership for the new build properties. This could be controlled by condition in the event of a recommendation for approval.
7.4
Impact on Street Scene and Character 

7.4.1
The NPPF (paragraph 56) advises that;


“The Government attaches great importance to the design of the built environment.  Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people”.

7.4.2
Policy CP3 of the Core Strategy advises that;


“The Council will promote high quality residential development that respects the character of the District and caters for a range of housing needs.  Development will make the most efficient use of land, without compromising the quality of the environment and existing residential areas”.

7.4.3
Policy CP12 of the Core Strategy advises that in seeking a high standard of design, the Council will expect all development proposals to:


a) Have regard to the local context and conserve or enhance the character, amenities and quality of an area

d) Make efficient use of land whilst respecting the distinctiveness of the surrounding area in terms of density, character, layout and spacing, amenity, scale, height, massing and use of materials

k) Use high standards of building materials, finishes and landscaping…
7.4.4
Policy DM1 of the Development Management Policies LDD requires all applications for residential development to satisfy the design criteria set out in Appendix 2 of the document to ensure that development does not lead to a gradual deterioration in the quality of the built environment, and that landscaping, the need for privacy and amenity space and the creation of identity in housing layouts are taken into account.
7.4.5
In terms of new residential development, Policy DM1 advises that the Council will protect the character and residential amenity of existing areas of housing from forms of new residential development which are inappropriate for the area. Development will only be supported where it can be demonstrated that the proposal will not result in:

i) Tandem development

ii) Servicing by an awkward access drive which cannot easily be used by service vehicles

iii) The generation of excessive levels of traffic

iv) Loss of residential amenity

v) Layouts unable to maintain the particular character of the area in the vicinity of the application site in terms of plot size, plot depth, building footprint, plot frontage width, frontage building line, height, gaps between buildings and streetscape features (e.g. hedges, walls, grass verges etc.)

7.4.6 Appendix 2 states that new development should not detract from the character and appearance of the streetscene and sets out a number of design criteria, including that new development should not be excessively prominent and that development at first floor level and above should be set in 1.2m from flank boundaries.
7.4.7 With regard to the criteria set out in Policy DM1, whilst it could be argued that the proposal is for backland development, a new cul-de-sac would be created on an open parcel of land which would not result in tandem development. The area is mixed in terms of character and layout, so the development would not appear inappropriate. Arguably it would result in a similar development to that which exists at Wards Drive to the south west. 

7.4.8 An access drive would be created where a parking and turning area already exists, therefore it is considered that this would not be ‘awkward’ and, as stated later in this report, the access would meet highway standards and could be accessed by service vehicles.

7.4.9 The proposal for 8 x 2 and 3 bed dwellings would not create ‘excessive levels’ of traffic (as confirmed by the Highways Officer), and the loss of residential amenity space for the existing Downer Drive flats would be outweighed by the creation of areas of open space in the new development. This is assessed in further detail later in this report.
7.4.10 The streetscene in the area is mixed, with no regular pattern of development. Plot shapes and sizes and dwelling types and sizes also vary significantly. Therefore there is no objection in principle to the proposal for 8 semi detached dwellings. The site layout plan indicates that there would be spacing of at least 3.5m between the new semis, and flank to boundary distances well in excess of 1.2m would be achieved to the boundaries of the site.
7.4.11 Scale and appearance are reserved matters but the indicative 2 storey development would be in keeping with existing development in the area. Overall, the proposal would respect the character of the area and would not be cramped or excessively prominent. It is considered that the proposal accords with Policy DM1 of the Development Management Policies LDD and the design criteria in Appendix 2 in this regard.


7.5
Impact on Neighbours 

7.5.1
One of the core planning principles listed in the NPPF (paragraph 17) is that planning should; 


“Always seek to secure high quality design and a good standard of amenity for all existing and future occupiers of land and buildings”.

7.5.2
Policy CP12 of the Core Strategy states that the Council will expect development proposals to;

c) Protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space.
7.5.3
Policy CP12 is supported by Policy DM1 and Appendix 2 of the Development Management Policies LDD.  Appendix 2 includes design criteria against which new development should be assessed in order to ensure that development would not result in demonstrable harm to the residential amenity of neighbouring occupiers. Development should not intrude into a 45 degree splay line taken from a point on the common boundary level with the rear wall of neighbouring dwellings.
7.5.4
In terms of privacy, a back-to-back distance of 28m should ideally be achieved between single or two storey buildings, with rear garden lengths a minimum of 14m. The proposed layout shows that the rear gardens to Plots 1-6 would be 15m deep and a back-to-back distance of 34m would be achieved with the rear of the two storey flats along Downer Drive. In terms of Plots 7-8, these dwellings would only have rear garden depths of 11m but given that a landscape buffer is proposed beyond this, with an overall distance of 20m to the boundary line, it is not considered that there would be any significant loss of privacy to the occupiers of Fir Trees.
7.5.5
Scale and appearance are reserved matters, therefore the bulk and design of the dwellings and their potential impact on neighbouring properties would be assessed at a later date. The 45 degree line is not directly applicable in this instance. It is noted that the indicative scale and massing studies suggest that the dwellings would be 2 storey; given the juxtaposition and distance to existing neighbours it is unlikely that the development would result in any significant impact to occupiers in terms of loss of light and outlook. 

7.6
Amenity of Future Occupiers
7.6.1
The core principle of the NPPF set out at 7.4 above is also applicable here.

7.6.2
The assessment of development against the Design Criteria set out in Appendix 2 of the Development Management Policies LDD is necessary not only to ensure that the amenity of existing neighbouring occupiers is protected, but also in order to consider the impact of the development on the amenities of future occupiers, including the provision of amenity space.
7.6.3
The relationship between the properties would be acceptable, with no intrusion into 45 degree lines to the rear of the dwellings. The scale and appearance of the buildings, including the position of windows, would be assessed at Reserved Matters stage. 

7.6.4
Appendix 2 indicates that for dwellings, the following amount of private amenity space should be attained:


2 bed dwelling – 63 square metres


3 bed dwelling – 84 square metres

7.6.5
The submitted layout suggested that these figures would be exceeded for all 8 dwellings, with the smallest gardens (Plots 3 and 4) achieving an area of 90 sqm.
7.6.6
Furthermore the proposed site layout includes areas of communal open space. The Design and Access Statement states:
‘0.107 hectares of new amenity space (being 20.5% of the total site) is proposed which will provide a valuable resource reducing the visual impact of the proposals and further enhancing ecology and bio diversity.’

7.6.7
Indeed, part of this amenity space includes a proposed landscape buffer to the rear of plots 7 and 8. There would be two main areas of useable amenity space, one adjacent to the access driveway and another in the southern corner, which total approximately 625 sq m (0.06 ha, or 12% of the site).

This is in accordance with the aims of Policy DM11 of the Development Management Policies LDD. Future maintenance of these communal areas must be considered; this could be controlled by condition.
7.6.8
With regards to the loss of informal amenity space within the existing Downer Drive development, the agent has stated:

‘The council does not have any specific amenity space requirements for schemes of less than 25 units, but taking the requirements for developments of 25 units or more as a guide (where 10% of a site needs to be in the form of amenity space) the current proposal provides more than twice the minimum amount of space that would be required for the development. The amount of proposed amenity space should be sufficient to compensate for the substantially smaller area of informal amenity  space  that would be lost within the existing Downer Drive development as well as meeting the needs of future occupiers of the proposed development.’ 
 
7.7
Highways & Access
7.7.1
Policy CP1 of the Core Strategy (adopted October 2011) advises that in ensuring all development contributes to the sustainability of the District, it is necessary to take into account the need to reduce the need to travel by locating development in accessible locations and promoting a range of sustainable transport modes.

7.7.2
Policy CP10 (Transport and Travel) of the Core Strategy (adopted October 2011) advises that all development should be designed and located to minimise the impacts of travel by motor vehicle in the District.  Development will need to demonstrate that:


i) It provides a safe and adequate means of access


j) It is appropriate in scale to the existing infrastructure…

k) It is integrated with the wider network of transport routes…

l) It makes adequate provision for all users…

m) It includes where appropriate, provision for public transport either within the scheme or through contributions


n) The impact of the proposal on transport has been fully assessed…


o) The proposal is accompanied by a draft Green Travel Plan

7.7.3
The pedestrian and vehicular access serving the site would be from Downer Drive. This would be 5.8m wide with 2m wide footpaths along both sides, tapering down to 4.8m with the remaining road being a shared vehicle and pedestrian route. A Transport Statement has been submitted supporting the application.
7.7.4
The Highways Officer was consulted in relation to the proposed development.  The Highways Officer raised no objections to the siting of the proposed access along Downer Drive. He commented that the existing junction onto Downer Drive from the site delivers an acceptable standard of visibility for the driver of an emerging vehicle. Suitable visibility standards are also provided at the junctions onto Dawes Lane and The Green. 
7.7.5
A number of residents have raised concerns regarding the impact on traffic in the area, stating that these local roads are already congested and some are in a relatively poor state of repair. With regard to trip generation the submitted Transport Statement presents trip generation rates from the TRICS database relating to the proposed use of the site. The Highways Officer has confirmed that trip rates identified are considered appropriate for the location of the site and the conclusions reported in terms of the anticipated vehicle trips during peak periods are not disputed by the Highway Authority. The Highways Officer has concluded that:


‘The proposed development will not generate a significant increase in traffic movements to and from the surrounding highway network. The completed development is therefore not expected to have a significant impact on the safety and operation of the adjacent highway network’. 

7.7.6
It is noted that the site is not particularly well served by public transport. The nearest train station is Chorleywood, some 5km away, and this is not served by bus services from Sarratt. However, there are bus stops located within walking distance along The Green and a limited bus service is available to and from Croxley and Watford underground and rail services. Given the location of the site within the village, it is not considered that the proposal could be objected to in terms of accessibility.

7.7.7
The Highways Officer has recommended a condition relating to construction management to ensure that any inconvenience to the existing residents and users of the adjacent highway is minimised. 
7.7.8
With regard to access for emergency vehicles, the Fire Officer has raised no objection. 

7.8
Refuse and Recycling
7.8.1
Policy DM10 of the Development Management Policies LDD advises that the Council will ensure that there is adequate provision for the storage and recycling of waste and that these facilities are fully integrated into design proposals.  New developments will only be supported where:

i) The siting or design of waste/recycling areas would not result in any adverse impact to residential or work place amenity

ii) Waste/recycling areas can be easily accessed (and moved) by occupiers and by local authority/private waste providers


iii) There would be no obstruction of pedestrian, cyclists or driver site lines

7.8.2
No comments have been received from the Environmental Protection Department.  However, the proposed development would allow for a turning head at the end of the end of the cul-de-sac to allow for refuse vehicles to access the site and to turn and leave the development in a forward gear.  The dwellinghouses would be served by individual storage areas within the curtilages of the plots and storage provision would be incorporated into the detailed design of development at reserved matters stage.

7.9
Parking
7.9.1
The NPPF (paragraph 39) advises that, in setting local parking standards for residential and non-residential development, local planning authorities should take into account:

· The accessibility of the development;
· The type, mix and use of development; 
· The availability of and opportunities for public transport;
· Local car ownership levels; and
· An overall need to reduce the use of high-emission vehicles.
7.9.2
Policy DM13 of the Development Management Policies LDD (adopted July 2013) advises that development should make provision for parking in accordance with the parking standards set out in Appendix 5.  

7.9.3
The adopted standards set out in Appendix 5 of the Development Management Policies LDD (adopted July 2013) require:


2 bedroom dwelling – 2 car parking spaces per dwelling (1 assigned space)


3 bedroom dwelling – 2.25 car parking spaces per dwelling (2 assigned spaces)


On the basis of the proposed mix, this results in an overall requirement of 17 car parking spaces. 

7.9.4
The proposal incorporates 19 spaces (amended from 18). The indicative layout plan shows that Plots 1, 2, 5, 6, 7 and 8 would each have 2 assigned spaces. Plots 3 and 4 are only shown to have 1 assigned space each, although there would be an additional 2 visitor spaces in the parking court and 3 visitor spaces (amended from 2) adjacent to the access road. The layout of the spaces is not considered to be ideal in that those dwellings with driveways would have tandem spaces, and the other spaces would not all be in front of the associated dwellings. That said, the overall number of car parking spaces would essentially accord with the parking standards in Appendix 5 of the LDD.
7.9.5
Appendix 5 also requires that the parking needs of disabled motorists be met in full and advises that 1 accessible space should be provided per 4 spaces.  The minimum measurements of an accessible space should be 3.2 metres in width by 4.8 metres in length. Cycle parking should also be incorporated into the scheme. The Design and Access Statement states that the dwellings would ‘be provided with cycle stores located within rear gardens’. These details could be secured at the detailed design stage of the development at reserved matters stage.  
7.9.6
A number of residents have raised concerns regarding loss of existing parking for the adjacent flats. The proposal would result in the loss of 2 spaces in this area. With regard to this the agent provided the following statement:


‘the flats at 2-24 Downer Drive are all 2 bedroom flats and there is no allocation of car parking spaces. 

The two car parking spaces that you believe maybe lost appear to within the turning area within the parking area and in my view they are not formally designated parking spaces. 
 
As stated in paragraph 6.21 of the supporting planning statement, 18 car parking spaces are shown as being provided within the new development, this is in excess (by one space) of the council’s parking standards for the proposed mix of dwellings. The proposed extra space can mitigate for the loss of one of the informal parking spaces within the existing Downer Drive development.
 
If the council has concerns about the loss of two informal parking spaces, the proposed scheme can be amended by providing an  additional parking space, where the 2 visitor spaces , off the access drive , closest to the existing Downer Drive development are currently identified. This could be dealt with by the provision of an amended plan or by condition stipulating that a minimum of 19 parking spaces should be provided on site.’
 
7.9.7
Following on from this, an amended plan has been submitted which incorporates an additional visitor space running parallel to the access road. On this basis the level of parking for the new development and impact on the existing parking arrangement is found to be acceptable, in accordance with Policy DM13 and Appendix 5 of the Development Management Policies LDD.
7.10
Trees and Landscape
7.10.1
Paragraph 109 of the NPPF advises that the planning system should contribute to and enhance the natural and local environment by protecting and enhancing valued landscapes.

7.10.2
In ensuring that all development contributes to the sustainability of the District, Policy CP12 of the Core Strategy (adopted October 2011) advises that development proposals should:


i) Ensure that development is adequately landscaped and is designed to retain, enhance or improve important existing natural features; landscaping should reflect the surrounding landscape of the area and where appropriate integrate with adjoining networks of green open spaces.

7.10.3
Policy DM6 (Biodiversity, Trees, Woodlands, Watercourses and Landscaping) of the Development Management Policies LDD (adopted July 2013) advises that development proposals for new development should be submitted with landscaping proposals which seek to retain trees and other landscape and nature conservation features.  Landscaping proposals should also include new trees to enhance the landscape of the site and its surroundings as appropriate.
7.10.4
Policy DM7 (Landscape Character) of the Development Management Policies LDD (adopted July 2013) advises that in all landscape regions, the Council will require proposals to make a positive contribution to the surrounding landscape.
7.10.5
While landscaping is a reserved matter, the site is well treed to the borders therefore the application is accompanied by a Tree Survey Report. The Landscape Officer has commented that this report has been prepared in line with the recommendations in BS:5837-2012 ‘Trees in Relation to Design Demolition and Construction’. The survey information has been used to produce a Tree Constraints Plan which identifies the crown spread and Root Protection Area (RPA) of most of the trees within and adjacent to the site. Most of the trees within the site are protected by the Three Rivers (Dawes Lane, Sarratt) Tree Preservation Order 1989 (TPO255). The submitted Site Layout Plan indicates that all of the proposed units would be constructed well outside of the RPA of any of the trees. 
7.10.6
However, the proposed new access road from Downer Drive would require the removal of a category B Ash tree and would result in the incursion of the RPA of 3 other protected Ash trees (trees 5, 7 and 8). The shed for unit 6 and turning head would also intrude into the RPA for a protected Scots Pine and English Oak respectively (trees 23 and 34). 

7.10.7
The Landscape Officer initially raised an objection and requested additional information. This has been provided in the form of an Arboricultural Method Statement (AMS). This discusses the principle of the access road, turning head and shed being constructed using a no-dig method and cellular confinement system. This is welcomed by the Landscape Officer as it shows a willingness to design the scheme in a way that will ensure the retention of the important landscape trees. Additional information would be required to be submitted by planning condition in the event of an approval.

7.10.8
With regard to new planting, whilst landscaping is a reserved matter the submitted layout plan indicates new buffer planting along the boundary with Fir Trees. The Design and Access Statement refers to planting of 26 new trees to provide screening and to enhance the visual amenity of the site.
7.11
Biodiversity
7.11.1
Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity.  This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive.  The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions. 

7.11.2
The NPPF (paragraph 109) advises that the planning system should contribute to and enhance the natural and local environment by:

“Minimising impacts on biodiversity and providing net gains in biodiversity where possible, contributing to the Government’s commitment to halt the overall decline in biodiversity, including by establishing coherent ecological networks that are more resilient to current and future pressures”.

7.11.3
When determining planning applications, the NPPF (paragraph 118) advises that local planning authorities should aim to conserve and enhance biodiversity by applying principles which include:

· If significant harm resulting from a development cannot be avoided, adequately mitigated, or, as a last resort, compensated for, then planning permission should be refused.
· Opportunities to incorporate biodiversity in and around developments should be encouraged.

7.11.4
National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where biodiversity may be affected prior to the determination of a planning application.  This is in line with Policy CP9 (Green Infrastructure) of the Core Strategy (adopted October 2011) which sets out the Council’s priorities for green infrastructure, which includes conserving and enhancing key biodiversity habitats and species.

7.11.5
Policy DM6 of the Development Management Policies LDD (adopted July 2013) requires that development conserves, enhances, and where appropriate, restores biodiversity.
7.11.6
The site is a greenfield site bounded by hedges and semi-mature trees, with areas of bare ground, log piles, rubble, and a stand of Japanese knotweed. The application is accompanied by an Ecology Appraisal, a Bat Roost Assessment and a Great Crested Newt Habitat Suitability Index Assessment. 

7.11.7
Herts Ecology holds no biological records (species or habitats) for the site, but the Ecological reports have highlighted several constraints to works, including great crested newts, bats, reptiles, breeding birds, and the presence of Japanese knotweed. Residents have also raised concerns regarding the impact to flora and fauna. The Herts Ecology Officer has recommended a condition relating to submission of a Construction Environmental Management Plan which must incorporate all the avoidance and mitigation recommendations made by the ecologist in the submitted Preliminary Ecological Appraisal, Preliminary Bat Roost Assessment, and the Great Crested Newt Habitat Suitability Index Assessment. 
7.11.8
It should also be noted that the NPPF looks for a no net loss to biodiversity and enhancement where possible, therefore a biodiversity sensitive landscape design, incorporating recommendations from the ecological reports, native planting, hedgerow enhancement, inclusion of bat and birds roosting/nesting boxes, and other enhancement features, should be included at reserved matters stage. 
7.12
Contamination and Pollution
7.12.1
Paragraph 109 of the NPPF advises that the planning system should contribute to and enhance the natural and local environment by remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land, where appropriate.

7.12.2
Policy CP1 of the Core Strategy (adopted October 2011) advises that in order to contribute towards the sustainability of the District, development proposals should manage and reduce risk of and from pollution in relation to quality of land, air and water, and in dealing with land contamination.

7.12.3
A Preliminary Risk Assessment and Site Investigation report has been provided. This covers the application site as well as Fir Trees to the north. The Environmental Health Officer has reviewed this document and has commented that the recommendations regarding the conditions encountered in the ‘made ground’ are clear and reasonable and should be followed. However, as the survey was carried out in 2011 the Environmental Health Officer considers it appropriate to ascertain whether there has been any change in conditions since that time, regarding newly imported materials/hydrocarbon leakages, as stated on page 41 of the report:

‘Notwithstanding the above it should be noted that the investigation and subsequent testing was undertaken in September 2011 and therefore it would be prudent to confirm that the existing site use and ground conditions are consistent with those previously encountered/tested i.e. by walkover and limited supplementary investigation and testing of deemed to be required following walkover’.

This could be controlled by condition.

7.13
Sustainability
7.13.1
Paragraph 93 of the NPPF states that:


“Planning plays a key role in helping to shape places to secure radical reductions in greenhouse gas emissions, minimising vulnerability and providing resilience to the impacts of climate change, and supporting the delivery of renewable and low carbon energy and associated infrastructure”.

7.13.2
Policy CP1 of the Core Strategy (adopted October 2011) stipulates that all applications for new residential development of one unit and above must be submitted with an Energy Statement demonstrating the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals, and the carbon emissions.


7.13.3
Policy DM4 (Carbon Dioxide Emissions and On-Site Renewable Energy) of the Development Management Policies LDD (adopted July 2013) stipulates that from 2013, applicants will be required to demonstrate that development will produce 5% less carbon emissions than Building regulations Part L requirements (2013) having regard to feasibility and viability.  This may be achieved through a combination of energy efficiency measures, incorporation of on-site low carbon and renewable technologies, connection to a local, decentralised, renewable or low carbon energy supply.  From 2016, Policy DM4 advises that residential development should demonstrate it will meet a zero carbon standard as defined by Government. However, the Government are not currently pursuing zero carbon targets and as such the requirement would remain a 5% carbon dioxide saving over Building Regulations Part L (2013) standards. 

7.13.4
The agent has confirmed that an Energy Statement would be submitted at the Reserved Matters stage, stating that;


‘It would be at the reserved matters stage that the detailed drawings of the dwellings would be submitted and the energy requirements would be incorporated within those designs, to meet the Council’s policy requirements.’

7.14
Flooding and Drainage
7.14.1
The site lies within Environment Agency Zone 1 which has a low risk of flooding.

7.14.2
The proposal does not constitute ‘major’ development, therefore there is no requirement for a SuDS scheme. Notwithstanding this, it is important that there is adequate surface water disposal. The Design and Access Statement states that:


‘Surface water disposal would be designed in accordance with the National Standards for sustainable drainage systems (DEFRA – Dec 2011).’


This could be controlled by planning condition.

7.14.3
With regard to foul water drainage, the Design and Access Statement refers to the existing foul water drainage system that is available at Fir Trees. It is also stated that utility connections could be provided.

7.15
Infrastructure and Planning Obligations
7.15.1
Paragraph 203 of the NPPF states that:

“Local Planning Authorities should consider whether otherwise unacceptable development could be made acceptable through the use of conditions or planning obligations.  Planning Obligations should only be used where it is not possible to address unacceptable impacts through a planning condition”. 

7.15.2
Policy CP8 (Infrastructure and Planning Obligations) of the Core Strategy (adopted October 2011) advises that: 


“Development proposals will provide, or make adequate contributions towards, infrastructure and services to:


a) Make a positive contribution to safeguarding or creating sustainable, linked communities


b) Offset the loss of any infrastructure through compensatory provision


c) Meet ongoing maintenance costs where appropriate”.

7.15.3
The Community Infrastructure Levy (CIL) came into effect on 1 April 2015 following the adoption of the CIL Charging Schedule in February 2015 and will affects the way infrastructure contributions are secured.

7.15.4
The development would not be CIL liable as the proposal is for affordable housing which is exempt from CIL.
7.15.5
A draft Section 106 agreement has been submitted with the application to secure the affordable housing units. However, legal advice is such that on site affordable provision can be secured by way of planning condition. 
7.15.6
Fire hydrants have been requested by the Fire Officer. This could also be controlled by condition. As such there is no requirement for a Section 106 agreement.
8.
Recommendation

8.1
That OUTLINE PLANNING PERMISSION IS REFUSED for the following reason:

R1
The site is not a designated Rural Exception Site and it has not been demonstrated that there is a genuine need for affordable housing in the locality of Sarratt. In the absence of a Local Housing Needs Survey, the proposal constitutes inappropriate development in the Green Belt. The proposal would conflict with the purposes of including land within the Green Belt and would result in actual harm to the openness of the landscape. As such the proposal is contrary to Policies PSP4, CP2, CP4 and CP11 of the Core Strategy (adopted October 2011), Policy DM2 of the Development Management Policies Local Development Document (adopted July 2013) and the Affordable Housing SPD (approved June 2011). It has not been demonstrated that very special circumstances exist to outweigh the harm to the openness of the Green Belt.

Informatives:


I1
The Local Planning Authority has been positive and proactive in considering this planning application in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. Whilst the applicant and the Local Planning Authority discussed the scheme during the course of the application, the proposed development, as amended, fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.

