
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 26 May 2016   from 7.30pm to 8.55pm.
Present:
Councillors Chris Whately-Smith (Chairman) Chris Lloyd (Vice-Chairman), Diana Barber, Phil Brading, Marilyn Butler, Stephen Cox, Peter Getkahn, David Major, Debbie Morris, Reena Ranger and Ann Shaw OBE.
Officers:
Joanna Bowyer, Rob Morgan, Scott Volker, Daniel Monk and Sarah Haythorpe.
Also in attendance: Parish Councillor Owen Roe, Parish Councillor Barbara Dickens
An apology for absence was received from Councillor Alex Hayward.
About 12 Members of the public.

P  C01/16
MINUTES


The Minutes of the Planning Committee meeting held on 17 March 2016 were confirmed as a correct record and were signed by the Chairman.
On Page 41 of the minutes, the Pynesfield application, Members of the Committee were advised that the County Council had refused the planning application.
P  C02/16
NOTICE OF OTHER BUSINESS

The Chairman of the Committee advised that the applications would be taken in the order they had been printed not as listed on the agenda so item 15 would be taken first followed by item 14.
P  C03/16
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 8 and 12 as a Member of the Parish Council (as detailed under item 4 on the agenda) but would be entitled to stay and vote as he:
·  has an open mind about the application

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

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

Councillor Marilyn Butler declared a prejudicial interest in agenda items 11 and 13 (16/0709/FUL-Demolition of existing garage and carport and construction of detached double garage and carport and extension to drive at HALF ACRE, COMMONWOOD, SARRATT, KINGS LANGLEY, WD4 9BB for Mr And Mrs R Joslyn and 16/0728/FUL – First floor side extension at COMMONWOOD COTTAGE, COMMONWOOD, SARRATT, WD4 9BA for Mr and Mrs Hoskin) as an adjoining neighbour and left the meeting during the consideration of these items.
PC04/16
Consideration of objections and confirmation of The Three Rivers ((11 By The Wood Carpenders Park Watford).) Tree Preservation Order 2016, TPO846

The Landscape Officer said the TPO had been placed on a large mature oak tree which was under threat of being felled.  




In accordance with Council Procedure Rule 35 (B), Mr Davidson against the making of the TPO.

Councillor Ann Shaw said the oak tree had an uneven shape and it was not clear how far from the house the tree was.  There was no picture showing the distance.
The Landscape Officer advised that the plan would need to be modified and it was currently about 7 to 8 metres away from the house.

The Chairman of the Committee asked why the tree had been maintained in an unusual way and asked if the tree could be crowned.

The Landscape Officer said the tree had been reduced and lifted in the past but could be managed in the future.  The tree was in a reasonable condition when it was viewed.  The attachments to the tree were strong and were in a reasonable condition with regard to the safety aspect.

Councillor Peter Getkahn asked if there was evidence of branches falling. The Landscape Officer said there was no evidence of dropped branches on the lawn.

The Chairman of the Committee, seconded by Councillor Peter Getkahn, moved that the TPO be not confirmed but that a replacement tree be planted.  He subsequently withdrew this motion along with the seconder.
The Landscape Officer advised that the order needed to be confirmed in order that a replacement tree could be required to be planted and would be the subject of another application.

Councillor Chris Lloyd, seconded by Councillor Ann Shaw, moved that the TPO be not confirmed.  
On being put to the Committee the motion was declared CARRIED the voting being 9 For, 2 Against and 0 Abstentions.

RESOLVED:


That the objection is noted and that the Three Rivers (11 By The Woods Carpenders Park Watford) Tree Preservation Order 2016 be not confirmed.

PC05/16
16/0236/FUL: District Council Application: Change of designation of land within cemetery from ‘Woodland burial site’ to traditional cemetery and creation of new car park at WOODCOCK HILL CEMETERY, HAREFIELD ROAD for Three Rivers District Council.  
 (




Councillor Ann Shaw asked if there would be a break between the woodland burial ground and the car park and that a proper fence would be put in place.  There needed to be a strong post and rail fence on both sides of the car park.


The Chairman of the Committee said the post and rail fencing needed to be a sufficient distance from the kerbs as too often they are knocked over as modern vehicles have a larger distance from the wheels to bumpers.


Councillor Phil Brading indicated that the planting was only on the northern side of the parking area but it should be continued to the south to stop cars parking on the spine road.


Councillor Reena Ranger asked for clarification on whether Condition C8 would mitigate the loss of some wildlife.  Officers advised that Condition C8 covered the objection and mitigated any loss.  A condition on the hard and soft landscaping could be added with regard to boundary screening and the post and rail fencing.

The Chairman of the Committee moved, seconded by Councillor Stephen King, that planning permission be granted subject to conditions with an additional condition to require details of hard and soft landscaping, screening and of the post and rail fencing.

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
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 1423-1, TRDC 1423-1 (REV 2), 1423- 2 rev1, 1423-3, 1423-4

Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities of the Conservation Area and residential amenity of neighbouring occupiers, in accordance with Policies PSP1, CP1, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM6, DM8, DM9 and Appendix 5 of the Development Management Policies LDD (adopted July 2013) 



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


The protective measures, including fencing, shall be undertaken in accordance with the approved scheme before any equipment, machinery or materials are brought on to the site for the purposes of development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made, 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: 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
No development (burials) shall take place until a scheme that includes the following components to deal with the risks associated with contamination of the site shall each be submitted to and approved, in writing, by the Local Planning Authority: 

1. A preliminary risk assessment which has identified:
· All previous uses; 

· Potential contaminants associated with those uses; 

· A conceptual model of the site indicating sources, pathways and receptors; 

· Potentially unacceptable risks arising from contamination at the site. 

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

3. The results of the site investigation and the detailed risk assessment referred to in (2) and, based on these, any requirements for longer-term groundwater monitoring of pollutant linkages, maintenance and arrangements for contingency action. 


Reason: To remediate and reduce the risk of contamination in accordance with Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 

C5
If, during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the local planning authority) shall be carried out until the developer has submitted a remediation strategy to the Local Planning Authority detailing how this unsuspected contamination shall be dealt with and obtained written approval from the Local Planning Authority. The remediation strategy shall be implemented as approved. 

Reason: To ensure the protection of groundwater in accordance with Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 

C6
All burials in the cemetery shall be: 
· A minimum of 50m from a potable groundwater supply source; 
· A minimum of 30m from a water course or spring;

· A  minimum of 10m distance from field drains; 
· Not into standing water; 
· At least 1m above the highest local water table. 

Reason: To ensure the protection of groundwater in accordance with Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 
C7 
No drainage systems for the infiltration of surface water drainage into the ground is permitted other than with the express written consent of the Local Planning Authority, which may be given for those parts of the site where it has been demonstrated that there is no resultant unacceptable risk to controlled waters. The development shall be carried out in accordance with the approved details. 



Reason: To protect groundwater in accordance with Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 

C8
Prior to the commencement of development, a Management Plan should be submitted to the Local Planning Authority for approval to include:

A translocation scheme for the grassland area to be lost where the proposed car park is to be created; 

A management scheme for the remaining Woodcock Hill Cemetery Meadow Local Wildlife Site, sufficient to maintain the existing in-situ interest of this site pending its progressive use as a cemetery;  

Measures required to use the remaining Wildlife Site grassland for enhancement of another suitable grassland site within the District as a form of long-term translocation, given the impact of use as a formal cemetery on the Wildlife Site.  



 

The development shall be implemented thereafter in accordance with the approved Management Plan.  

 

Reason: This is a pre-commencement condition in the interests of the biodiversity of the site in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013). 

C9
Notwithstanding the submitted 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:

1. 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, 

2. details of all materials to be used for hard surfaced areas within the site, including for the access road within the car park which should be sympathetic to the Green Belt location, and 

3. details of the positions, design, materials and type of boundary treatment to be erected to the site to include sufficient separation for the post and rail fencing from the rear of the parking bays hereby permitted and additional planting to the north of the junction of the car park access with the site access road.

All hard landscaping works required by the approved scheme shall be carried out and completed prior to the first use 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. The boundary treatment shall be maintained in accordance with the approved details.


Reason: This is a pre-commencement condition in the interests of visual amenity and the openness of the Green Belt in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM6 of the Development Management Policies LDD (adopted July 2013).


Informatives 


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



All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 

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

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

I2
The 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.
I3
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.
I4
The applicant is advised of the following comments from the Environment Agency:

The developer should follow the risk management framework provided in CLR11, Model Procedures for the Management of Land Contamination, when dealing with land affected by contamination. This can be found at: https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/297401/scho0804bibr-e-e.pdf
Refer to the ‘Environment Agency Guiding Principles for Land Contamination’ for the type of information that we require in order to assess risks to controlled waters from the site: https://www.gov.uk/government/publications/managing-and-reducing-land-contamination. The Local Authority can advise on risk to other receptors, such as human health.  Refer to our website at www.environment-agency.gov.uk  for more information. 

We expect the site investigations to be carried out in accordance with best practice guidance for site investigations on land affected by land contamination e.g. British Standards when investigating potentially contaminated sites and groundwater, and references with these documents: 
· BS5930:2015 Code of practice for site investigations; 
· BS 10175:2011 A1:2013 Code of practice for investigation of potentially contaminated sites; 
· BS ISO 5667-22:2010 Water quality. Sampling. Guidance on the design  and installation of groundwater monitoring points; 
· BS ISO 5667-11:2009 


The DQRA report should be prepared by a “competent person” e.g. a suitably qualified hydrogeologist. In the absence of any applicable on-site data, a range of values should be used to calculate the sensitivity of the input parameter on the outcome of the risk assessment. Please see GP3 version 1.1 for further guidance on setting compliance points in DQRAs: https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/297347/LIT_7660_9a3742.pdf.


Where groundwater has been impacted by contamination on site, the default compliance point for both Principal and Secondary aquifers is 50m. Following the DQRA, a Remediation Options Appraisal should be undertaken to determine the Remediation Strategy in accordance with CRL11. The verification plan should include proposals for a groundwater-monitoring programme to encompass regular monitoring for a period before, during and after ground works (e.g. monthly monitoring before, during and for at least the first quarter after completion of ground works, and then quarterly for the remaining 9-month period).
  P  C06/15
16/0383/FUL – Demolition of existing garages and erection of three new buildings each containing two, two bed flats with associated parking, including additional off road parking; landscaping and construction of bin store at GARAGES AT BROOMFIELD RISE, ABBOTS LANGLEY, WD5 0HJ for Watford Community Housing Trust.

The Planning Officer reported that two further neighbour objections had been received. The comments note the amended design but do not consider the objections had been overcome, particularly in relation to parking and impact on the character and appearance of the area.

Councillor David Major said the design of the houses had been improved greatly since the previous consideration of the application and he moved the recommendation that planning permission be granted subject to conditions, seconded by the Chairman of the Committee.  


Councillor Ann Shaw thanked and congratulated officers for negotiating a much better scheme.


On being put to the Committee the motion was declared CARRIED the voting being 10 For, 0 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: 100 Rev. P7, 101 Rev. P7, 102 Rev. P7, 103 Rev. P6, 104 Rev. P5, 105 Rev. P2, 106 Rev. P1, 107 Rev. P1, 200 Rev. P5, 201 Rev. P5, 202 Rev. P5, 203 Rev. P2, 204 Rev. P2, 205 Rev. P2, 300 Rev. P5, 302 rev. P5, 303 Rev. P5, 304 Rev. P2, 305 Rev. P2, 306 Rev. P2, 307 Rev. P2, Tree Protection Plan 1 and Tree Protection Plan 2.


Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM4, DM6, DM8, DM9, 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 development shall take place (including demolition, ground works, site clearance etc.) until a landscaping and mitigation plan that adopts the measures described in the submitted Ecology Report (‘breglobal’, 23 October 2015) has been submitted to and approved in writing by the Local Planning Authority.  This shall include, but not be limited to, the:

a) Purpose and biodiversity objectives for the proposed works;

b) Detailed design(s) and/or working methods necessary to achieve these objectives (including the provenance of native trees etc.);

c) Extent and location of proposed works shown on appropriate scale plans;

d) Timetable for implementation;

e) Persons responsible for implementing the works;

f) Details of initial aftercare and long-term maintenance.

The development shall be carried out strictly in accordance with the approved details and all features shall be retained in that manner thereafter.


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


C4
The development shall not commence until revised details for the Parking Technical Note document have been submitted to and approved by the Local Planning Authority. The submitted document shall be revised to acknowledge the impact of the development on access arrangements on Broomfield Rise.


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


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
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 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).
C7
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall 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 Bartlett Consulting Development Site Impact Assessment and Method Statement JL/150420Ra/sh dated 10 February 2016. 

The protective measures, including fencing, shall be undertaken in accordance with the Bartlett Consulting Development Site Impact Assessment and Method Statement JL/150420Ra/sh dated 10 February 2016 before any equipment, machinery or materials are brought on to the site for the purposes of development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made. No fires shall be lit or liquids disposed of within 10.0m of an area designated as being fenced off or otherwise protected in the approved scheme.


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

C8
The above ground building operations shall not begin until detailed proposals for the 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 have been submitted to and approved in writing by the Local Planning Authority.  The approved details shall be implemented prior to the occupation of the development and shall be maintained in full operation until such time as the fire hydrants are adopted by the Fire and Rescue Authority for Hertfordshire.

 


Reason: To ensure the development is served with fire hydrants and to meet the requirements of Policies CP1 and CP8 of the Core Strategy (adopted October 2011).
C9
Before the above ground building operations 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 ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C10
The above ground building operations shall not begin until details of the proposed access arrangements onto Broomfield Rise (identifying the relocation and /or replacement of street furniture and highway trees affected by the proposals) have been submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to first occupation of the buildings hereby permitted.


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).

C11
The development shall not begin until a scheme for the provision of the 6 flats to be constructed pursuant to the planning permission as Affordable Housing has been submitted to and approved in writing by the Local Planning Authority. The scheme shall include: 

i. The identification of the two, two bedroom flats provided as Affordable Rented units;
ii. The identification of the four, two bedroom flats, provided as Shared Ownership units;
iii. The level of the proposed weekly rent of the Affordable Rented units (including any reasonable service charge) as expressed as a percentage of the local Open Market Rent of such a dwelling in that area (that level not to exceed 78% of the local Open Market Rent in any event);
iv. The arrangements for any proposed yearly increase of the weekly rent of an Affordable Rented unit following it being initially set and upon any new subsequent tenancy;
v. Where the freehold interest in the Affordable Housing has not already been transferred to a  Registered Provider, the arrangements for the transfer of the Affordable Housing to a Registered Provider or the arrangement for the units management;
vi. The arrangements to ensure that such provision is affordable for both first and subsequent occupiers of the Affordable Housing; and,

vii. 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 and shall meet the definition of Affordable Housing in Annex 2 of the National Planning Policy Framework or any future guidance that replaces it.  The dwellings constructed shall not be used for any other purpose than as Affordable Housing in accordance with that approved scheme.


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

C12
The proposed parking areas or access driveway shall be not constructed until details of the proposed method of discharge of surface water from the proposed parking areas and access driveway are submitted to and approved in writing by the Local Planning Authority. The development shall not be brought into use until the parking areas and access driveway, including any works to prevent surface water from discharging onto the adjacent highway, have been constructed in accordance with the approved details.


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 Policies DM8, DM9 and DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C13
The boundary treatments hereby approved shall be erected prior to first occupation of the buildings hereby approved and shall be maintained thereafter in accordance with the approved details. 



Reason: To safeguard the visual and residential 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).


C14
Before the first occupation of the buildings hereby permitted the first floor rear windows of all buildings shall be fitted with purpose made obscured glazing and shall be fixed shut.  The windows shall be permanently retained in that condition thereafter.



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

C15
Before the first occupation of the buildings hereby permitted the bin stores shall be provided in accordance with the approved details and shall be permanently retained in that condition 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 and DM10 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


C16
The development hereby permitted shall be implemented in accordance with the details of the submitted C-Plan Energy and Sustainability Statement. The approved details shall be implemented prior to the first use of the development and permanently maintained thereafter.



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


C17
Notwithstanding the provisions of the Town and Country (General Permitted Development) Order 2015 (as amended) (or any other revoking and re-enacting that order with or without modification), no windows/dormer windows or similar openings [other than those expressly authorised by this permission] shall be constructed in the elevations or roof slopes of the buildings hereby approved.



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


C18
The rooflights hereby approved shall have a cil height not less than 1.7m above the floor level of the room in which the window is installed.  The rooflights shall be permanently retained in that condition thereafter.



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


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

All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 

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

Where possible, energy-saving and water harvesting measures should be incorporated. Information on this is also available from the Council’s Building Control section. Any external changes to the building which may be subsequently required should be discussed with the Council’s Development Management Section prior to the commencement of work.
I2 
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.
I3
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The 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
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.
I5
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.
I6
The applicant is advised that the Hertfordshire Constabulary Crime Prevention Design Advisor has commented that the development should be designed and constructed to Secured By Design standards.
I7
The following terms (and those related to them) referred to at Condition 11 shall be defined as set out below:


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


Affordable Rented Dwellings means a dwelling provided through a Registered Provider let to households who are in Housing Need subject to rent controls that require a rent of no more than 80% of the local Open Market Rent (including any Reasonable Service Charge) for the twenty three one bedroom flats, thirteen two bedroom flats and one two bedroom dwellinghouse and 65% for the four three bedroom dwellinghouses of the local Open Market Rent (including any Reasonable Service Charge)


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


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


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


Open Market Rent means the rent confirmed by a certificate (from a professionally qualified valuer and produced in accordance, where applicable, with the Homes and Community Agency Capital Funding Guide or successor requirements), that the relevant interest in the dwellings would fetch if sold on the open market by a willing vendor to a willing purchaser 


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


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


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


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


Target Rent means a rent which does not exceed the guideline rent determined through the national rent regime set from time to time.
PC07/16
16/0451/RSP - Retrospective: Installation of solar panels to outbuilding at 85 ST GEORGES DRIVE, CARPENDERS PARK, WATFORD, HERTFORDSHIRE, WD19 5HE for Mr Richard Hewett 



The Chairman of the Committee moved, seconded by Councillor Peter Getkahn, that planning permission be granted and had effect from the date on which the development was carried out and is subject   to the following condition:
On being put to the Committee the motion was declared CARRIED the voting being 5 For, 0 Against and 6 Abstentions.



RESOLVED:



That Retrospective PLANNING PERMISSION BE GRANTED and has effect from the date on which the development was carried out and is subject   to the following condition:


C1
The development hereby permitted shall be carried out and maintained 


in accordance with the following approved plans: Drawing no. TRDC001 


(Rear and Side Elevations), Drawing no. TRDC002 (Roof Plan), and 


Drawing no.TRDC004 (Location Plan).


Reason: For the avoidance of doubt and in the proper interests of planning and in accordance with Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM5, DM6 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
Informatives



I1
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.
PC08/16
16/0656/RSP - Part Retrospective: Alterations to fenestration detailing at 35 SHIRE LANE, CHORLEYWOOD, HERTFORDSHIRE, WD3 5NP for Mr and Mrs Fairweather

The Planning Officer reported that one further neighbour comment had been received advising that the rooflight to the north east facing 34 Shire Lane was shown as restricted opener while previously it was to be bottom hinged. The rooflight should either reflect the original permission to be obscure glazed and bottom hinged; should be obscure glazed and fixed shut; or repositioned to be at least 1.7m above internal floor level and restricted opening.



In accordance with Council Procedure Rule 35 (B), Mr Nichols spoke against the application and Mrs Fairweather spoke in favour of the application.



Councillor Marilyn Butler said it was not unreasonable to require that the window be obscure glazed so that the neighbours privacy could be protected.



The Planning Officer advised that clear glass had been approved but that the window was now 26cm further towards the rear of the property.



Councillor Phil Brading said in its original position the glass could be clear glazed and it was not overlooking any further onto the bay window. 

The Planning Officer said there was no restriction on the opening of that window and there was no condition to require it.

Councillor Marilyn Butler said the internal layout could have been modified instead of moving the window 26cm.

Councillor Chris Lloyd proposed, seconded by Councillor Peter Getkahn, that part retrospective planning permission be granted and has effect from the date on which the development was carried out and is subject to conditions.  
On being put to the Committee the motion was declared CARRIED the voting being 5 For, 2 Against and 4 Abstentions.


RESOLVED:

That PART RETROSPECTIVE PLANNING PERMISSION BE GRANTED and has effect from the date on which the development was carried out and is subject to the following conditions:

C1
The development hereby permitted shall be carried out and maintained in accordance with the following approved plans: TRDC 001 (Location Plan); shirelane-35 / 1 Rev Z (Proposed Ground Floor Plan) ; shirelane-35 3 Rev ZA (Proposed First Floor Plan); shirelane-35 / 4 Rev ZA (Proposed Second Floor Plan); shirelane-35 / 5 (Original Elevations); shirelane-35 / 6 Rev ZA (Proposed Elevations) & shirelane-35 / 8 Rev Z (Block Plan).



Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C2
The flank first floor level window within the rear bay window serving a bedroom shall be permanently retained 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, as shown on approved drawing shirelane-35 / 3 Rev ZA (Proposed First Floor Plan) and shirelane-35 / 6 Rev ZA (Proposed Elevations). 



Reason: To safeguard the amenities of the occupiers of 37 Shire Lane 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).


C3
The first floor level window within the south western elevation towards the rear shown on approved drawing shirelane-35 / 3 Rev ZA (Proposed First Floor Plan) and shirelane-35 / 6 Rev ZA (Proposed Elevations) to be purpose made obscured and fixed shut shall be permanently retained in such condition. 



Reason: To safeguard the amenities of the occupiers of 37 Shire Lane in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


C4
The rooflight towards the front at second floor level within the south western roofslope shall be permanently retained as fixed shut and clear glazed, as shown on approved drawing shirelane-35 / 4 Rev ZA (Proposed Second Floor Plan) and shirelane-35 / 6 Rev ZA (Proposed Elevations).



Reason: To safeguard the amenities of the occupiers of 37 Shire Lane in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C5
The rooflight positioned centrally at second floor level within the south western roofslope shall be permanently retained as fixed shut with purpose made obscured glazing, as shown on approved drawing shirelane-35 / 4 Rev ZA (Proposed Second Floor Plan) and shirelane-35 / 6 Rev ZA (Proposed Elevations).



Reason: To safeguard the amenities of the occupiers of 37 Shire Lane 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).

C6
The rooflight at second floor level within the north eastern roofslope shall be permanently retained with purpose made obscured glazing and shall not open more than 50mm, as shown on approved drawing shirelane-35 / 4 Rev ZA (Proposed Second Floor Plan) and shirelane-35 / 6 Rev ZA (Proposed Elevations).



Reason: To safeguard the amenities of the occupiers of 34 Shire Lane in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

Informatives


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



All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). Fees are £85 per request (or £25 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 



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



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

I2
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.

I3
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.

PC09/16
16/0709/FUL-Demolition of existing garage and carport and construction of detached double garage and carport and extension to drive at HALF ACRE, COMMONWOOD, SARRATT, KINGS LANGLEY, WD4 9BB for Mr And Mrs R Joslyn.


Councillor Marilyn Butler left the meeting during the consideration of this application.

The Planning Officer reported that Sarratt Parish Council had commented on the application and had no objection. 
Councillor Phil Brading said the existing building was far better in the pictures than in the drawings, but would be very large, much further forward and would increase the build footprint. He moved the officer recommendation that planning permission be refused.

 


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

Councillor Phil Brading withdrew his recommendation that planning permission be refused and moved that the application be deferred,  seconded by Councillor Ann Shaw, so that officers could negotiate in relation to a reduction to the scale of the building and to be no higher than the neighbouring outbuilding.

Councillor Chris Lloyd moved, seconded by Councillor Peter Getkahn, an amendment that in addition officers negotiate in relation to a reduction to the scale of the building including to be no higher than the neighbouring outbuilding, Members of the committee make a site visit.
On being put to the Committee the motion was declared carried the voting being unanimous.


RESOLVED:
that in addition to officers to negotiate in relation to a reduction to the scale of the building, members of the committee make a site visit.

PC10/16
16/0721/FUL – Demolition of existing clubhouse building and erection of replacement community building including cafe with public toilets and associated landscaping at YMCA CLUBHOUSE BUILDING, LEAVESDEN COUNTRY PARK NORTH, COLLEGE ROAD, ABBOTS LANGLEY, WD5 0GU for One YMCA.

The Planning officer reported that Paragraph 8.2.9 of the report incorrectly states that the opening hours associated to the gym are 6am to 10pm. The planning consent relating to the gym and day nursery restricts the opening hours to 7am to 11pm. 

Amended plans had been received providing elevations of the proposed access gate within the new footpath which would be a 1.8m high metal gate; and altering the ramp to ensure it would be Disability Discrimination Act (DDA) compliant. The amendments were not considered to result in any additional harm. 

Condition 2 should be updated to reflect the amended plans and Condition 6 should be deleted as it is no longer necessary. 

An email had been sent to officers on behalf of a neighbour objecting to the proposed opening hours. 
In response to questions regarding access for construction traffic, the planning officer advised that Condition C3 related to the construction vehicle access to prevent the use of Linnet Road to overcome concerns.  Installation of a new lockable barrier for College Road was being investigated.

The Chairman of the Committee requested that Condition C8 be updated to restrict hours to 7am to 10pm Monday to Sunday, inclusive of Bank Holidays. 

Councillor Chris Lloyd, seconded by Councillor David Major, moved that planning permission be granted with Condition C2 to be updated to refer to amended plans, that Condition C6 to be omitted and Condition C8 to be updated to restrict hours to 7am to 10pm Monday to Sunday, inclusive of Bank Holidays.

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
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: PL-01 Rev. E, PL-02, PL-03, PL-04 Rev. D, PL-05 Rev. E


Reason: For the avoidance of doubt, to maintain the openness of the Metropolitan Green Belt and in the proper interests of planning in accordance with Policies PSP2, CP1, CP6, CP7, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM2, DM4, DM6, DM9, DM10, DM11, DM12 and DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA5 of the Site Allocations LDD (adopted November 2014).


C3
The development shall not commence until full details of all proposed construction vehicle access, movements, parking arrangements and facilities for mud control 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 shall prevent construction traffic using Linnet Road. 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).

C4
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 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).



C5
Should they be required, detailed proposals for the fire hydrants serving the development as incorporated into the provision of the mains water services for the development whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus shall be submitted to and approved in writing by the Local Planning Authority.  The approved details shall be implemented prior to the occupation of the development and shall be maintained in full operation until such time as the fire hydrants are adopted by the Fire and Rescue Authority for Hertfordshire.

 




Reason: To ensure the development is served with fire hydrants and to meet the requirements of Policies CP1 and CP8 of the Core Strategy (adopted October 2011).


C6
The building shall not be erected other than in the materials as have been approved in writing by the Local Planning Authority as stated in the submitted application form and no external materials shall be used other than those approved. 



Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1 and DM2 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C7
The use hereby permitted shall not operate other than between the hours of 7am – 10pm Monday – Sunday inclusive of Bank Holidays.



Reason: To safeguard the residential amenities of the occupiers of neighbouring properties and to protect the Metropolitan Green Belt in accordance with the NPPF, Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM9 of the Development Management Policies LDD (adopted July 2013).


C8
The development hereby permitted shall be implemented in accordance with the details of the submitted Sustainability and Energy Statement. 



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


Informatives


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




All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 




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




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



I2
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.


I3
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The applicant and the Local Planning Authority engaged in pre-application discussions which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.


I4
Bats are protected under domestic and European legislation where, in summary, it is an offence to deliberately capture, injure or kill a bat, intentionally or recklessly disturb a bat in a roost or deliberately disturb a bat in a way that would impair its ability to survive, breed or rear young, hibernate or migrate, or significantly affect its local distribution or abundance; damage or destroy a bat roost; possess or advertise/sell/exchange a bat; and intentionally or recklessly obstruct access to a bat roost.




If bats are found all works must stop immediately and advice sought as to how to proceed from either of the following organisations:




The UK Bat Helpline: 0845 1300 228




Natural England: 0845 6014523




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




(As an alternative to proceeding with caution, the applicant may wish to commission an ecological consultant before works start to determine whether or not bats are present. A list of bat consultants can be obtained from Hertfordshire Ecology on 01992 555220).

I5
Notwithstanding the submitted plans, the applicant is advised that planning permission and/or advertisement consent may be required for any signage proposed at this site.

PC11/16
16/0728/FUL – First floor side extension at COMMONWOOD COTTAGE,    

  
  


COMMONWOOD, SARRATT, WD4 9BA for Mr and Mrs Hoskin
Councillor Marilyn Butler left the meeting during the consideration of this application.

There was an error in the report at paragraph 7.1.14. The side extension would have a width of 7.1m as referred to in the development description at paragraph 3.2, not 7.5m. 



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

The Chairman of the Committee proposed, seconded by Councillor Stephen King that the application be deferred for a site visit and for officers to negotiate in relation to the extension width and roof form.

.


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



  RESOLVED: 

That the application be deferred for a site visit and for officers to negotiate in relation to the extension width and roof form.
PC12/16
16/0841/RSP - Part Retrospective: Two storey front extension; first floor        front extension, extension to roof including increase in ridge height;   
rear dormers; alterations to fenestration; demolition of existing detached garage and alterations to access and to landscaping to provide additional hardstanding at 19 LYNWOOD HEIGHTS, RICKMANSWORTH, HERTFORDSHIRE for Mr Bob Singh 

The Highways Officer had no objection to the proposal but had requested conditions in relation to surface water disposal, access details and a construction management plan. These conditions are included at conditions 7 to 9 on page 109.

The Landscape Officer had no objection advising that comments made under previous applications would continue to apply.  



Comments had been received from three additional neighbours.  

One objects to the addition of dormers impacting on privacy of the neighbour who has a pool within the rear garden, and to three storey extensions to the property.

One queries the purpose that dormers would serve commenting that dormers would be a precursor to making the roof habitable turning the property into three storeys rather than the two previously permitted. 

One advised that the application is the fourth submission for the site although it was not referred to as a variation, and that the Committee should be aware of the history of applications which indicate planning by stealth. Concerns were raised previously as to rooflights proposed to serve storage space and it is clear that the plan was to develop property into a three storey house from the outset. There was a strong objection to the application on grounds that there would be overlooking, removing neighbour’s rights to privacy in the rear garden and the development would be visually overbearing. No other houses in Lynwood Heights or Spencer Walk have third storey dormer windows. The development would set an unacceptable precedent and the character of the road should be retained.

In accordance Council Procedure Rule 35 (B), with Mr Moors spoke against the application and Mr Singh spoke in favour of the planning application.

Councillor Phil Brading sympathised with the objector and asked if planning permission would have been given for a full application. He had experience of dormers in roof spaces in Croxley Green which had smaller gardens with overlooking but there was no policy against this and there was no grounds to refuse.  The dormers were 1.8m from edge of the roof and the distance to the back wall was 1.5m.

The ridge height extension would be 0.9m higher than it was now which was 8.6m.

Councillor Chris Lloyd had sympathy with the objector but did not believe there were grounds to refuse the application and proposed, seconded by Councillor Peter Getkahn, that the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that part retrospective planning permission be granted and has effect from the date on which the development was carried out subject to conditions
On being put to the Committee the motion was declared carried the voting being 5 For, 0 Against and 6 Abstentions.

RESOLVED:


That the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that PART RETROSPECTIVE PLANNING PERMISSION BE GRANTED and has effect from the date on which the development was carried out subject to the following conditions:-


C1
The development hereby permitted shall be carried out and maintained in accordance with the following approved plans: 15/2908/1, 15/2908/2A, 15/2908/3B, 15/2908/4A, 15/2908/5E, 15/2908/6G, 15/2908/7F, 15/2908/8E, 15/2908/9, 15/2908/10, TRDC001 (Location Plan)


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 CP1, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6, DM8, DM9, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).
C2
All new works or making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building.

Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C3
Before the first occupation of the building/extension hereby permitted the window(s) in the first floor flank elevation facing 17 Lynwood Heights 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 windows are installed. The windows shall be permanently retained in that condition thereafter.

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

C4
Before the first occupation of the building/extension hereby permitted the door in the ground floor flank elevation facing 21 Lynwood Heights shall be formed of solid panels and/or purpose made obscured glazing only. The door 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).

C5
Notwithstanding the provisions of the Town and Country (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification), no windows/dormer windows or similar openings [other than those expressly authorised by this permission] shall be constructed in the flank elevations or roof slopes of the extension/development hereby approved.

Reason: To safeguard the 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).

C6
Within one month of the date of this permission, a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development shall be submitted the Local Planning Authority for approval.

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: In the interests of visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6 and DM9 of the Development Management Policies LDD (adopted July 2013).

C7
No alterations to the vehicular access or site frontage shall take place until details of the disposal of surface water from the proposed parking area accessed from Lynwood Heights have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details.


Reason: To minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM8, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C8
No alterations to the vehicular access to the site shall begin until details of the proposed vehicular access are submitted to and approved in writing by the Local Planning Authority. The details should confirm the proposed reinstatement of the existing vehicular crossover arrangement and any associated works required in the adjacent verge areas on Lynwood Heights. The development shall be carried out in accordance with the approved details.


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).

C9
Within one month of the date of this permission, full details of all proposed construction vehicle access, movements, parking arrangements and facilities for mud and dust control shall be submitted to the Local Planning Authority for approval. 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: 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).


Informatives:


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



All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 


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


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

I2
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.


I3
Bats are protected under domestic and European legislation where, in summary, it is an offence to deliberately capture, injure or kill a bat, intentionally or recklessly disturb a bat in a roost or deliberately disturb a bat in a way that would impair its ability to survive, breed or rear young, hibernate or migrate, or significantly affect its local distribution or abundance; damage or destroy a bat roost; possess or advertise/sell/exchange a bat; and intentionally or recklessly obstruct access to a bat roost.

If bats are found all works must stop immediately and advice sought as to how to proceed from either of the following organisations:

The UK Bat Helpline: 0845 1300 228

Natural England: 0845 6014523

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

(As an alternative to proceeding with caution, the applicant may wish to commission an ecological consultant before works start to determine whether or not bats are present. A list of bat consultants can be obtained from Hertfordshire Ecology on 01992 555220).


I4
The applicant is advised that in order to comply with this permission it will be necessary for the developer of the site to enter into an agreement with Hertfordshire County Council as Highway Authority under Section 278 of the Highways Act 1980 to ensure the satisfactory completion of the access and associated road improvements. The construction of such works must be undertaken to the satisfaction and specification of the Highway Authority, and by a contractor who is authorised to work in the public highway. Before works commence the applicant will need to apply to the Highway Authority to obtain their permission and requirements. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

I5
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The development maintains/improves the economic, social and environmental conditions of the District.
PC13/16
16/0867/FUL - Single storey rear extension at 268 BALDWINS LANE, CROXLEY GREEN, HERTFORDSHIRE, WD3 3LG for Mr and Mrs Evans.
The Planning Officer, Mr Volker, left the meeting during the consideration of this item.

Councillor Ann Shaw, seconded by Councillor Chris Lloyd, moved the recommendation that subject to no new material considerations being raised, PLANNING PERMISSION BE GRANTED subject   to the following conditions

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



RESOLVED:



That subject to no new material considerations being raised, 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: 1 (Existing Plans and Elevations) and 2 Rev A (Rear Extension)


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 the residential amenity of neighbouring occupiers, in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).
C3
Unless specified on the approved plans, all new works or making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building.
Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


Informatives


I1
 ASK   \* MERGEFORMAT With regard to implementing this permission, the applicant is advised as follows:
 
All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 


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


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


I2
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.

I3
The applicant is advised that the requirements of the Party Wall Act 1996 may need to be satisfied before development commences.

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

CHAIRMAN
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