
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 19 October 2017   from 7.30pm to 9.50pm.
Present:
Councillors Chris Whately-Smith (Chairman), Sarah Nelmes (Vice-Chairman), Alex Hayward, Phil Brading, Marilyn Butler, Stephen King, Peter Getkahn, Reena Ranger, Sara Bedford (substitute for Cllr Chris Lloyd), David Major and Debbie Morris.

Officers:
Kimberley Rowley, Claire Westwood, Matthew Roberts and Sarah Haythorpe.
Also in attendance: Councillors Diana Barber and Ralph Sangster, Parish Councillors Christopher Horne and Stephen Watkins.
60 Members of the Public.
PC57/17
APOLOGIES FOR ABSENCE

Apologises for absence were received from Councillor Chris Lloyd with Councillor Sara Bedford substituting for Councillor Lloyd.
P  C58/17
MINUTES


The Minutes of the Planning Committee meeting held on 14 September 2017 were confirmed as a correct record and were signed by the Chairman.

P  C59/17
NOTICE OF OTHER BUSINESS

None received.
P  C60/17
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 8 (17/1482/FUL) as a Member of the Abbots Langley Parish Council Planning Committee (as detailed under item 4 on the agenda) but would be entitled to stay and vote as he:
·  has an open mind about the application;
·  is not bound by the views of the Parish Planning Committee; and

·  can deal with the application fairly and on its merits at Committee
Councillor Sara Bedford declared a non-pecuniary interest in agenda item 6 (17/1277/FUL – Demolition of existing dwelling and construction of five dwellings with associated alterations to access, parking and landscaping at AMBLEDOWN, CHORLEYWOOD ROAD, RICKMANSWORTH, WD3 4ES for Mr Shaw) as she had spoken to the applicant and local neighbours regarding the application and would leave the meeting during the discussion on the application.

Councillor Reena Ranger declared pecuniary interest in agenda item 16 (17/1836/FUL – First floor and two storey rear extensions, two storey front gable projection, extension to roof and alterations to front elevation and fenestration at 29 BEDFORD ROAD, MOOR PARK, HA6 2AY for Mr Ramachandran) as she was a near neighbour and left the meeting during the discussion on the application.

Councillor Alex Hayward declared a non-pecuniary interest in agenda item 16 (17/1836/FUL – First floor and two storey rear extensions, two storey front gable projection, extension to roof and alterations to front elevation and fenestration at 29 BEDFORD ROAD, MOOR PARK, HA6 2AY for Mr Ramachandran) as she had worked in a professional capacity with the architect and left the meeting during the discussion on the application.

PC61/17
17/0911/FUL – Single storey and two storey front and side extensions, conversion of garage to habitable accommodation and loft conversion including increase in ridge height and rear dormer at 23 PARKFIELD, CHORLEYWOOD, WD3 5AZ, for Mr H Rupasinghe
Councillor Chris Whately-Smith said following the site visit, the applicant had removed the columns which would make the development more in character with the rest of Parkfield.

Councillor Marilyn Butler acknowledged that the porch had been changed at the front on the amended plans.

Councillor Reena Ranger said the amended plans were now more in keeping with the rest of the close.  The side elevation had been stepped inwards by a couple of metres, along with the roof which would make it not so obtrusive.

Councillor Peter Getkahn echoed the comments made.  The applicant had taken into account the area, the Committee had visited the site and he wished to move the recommendation that planning permission be granted, subject to conditions, seconded by Councillor Phil Brading.

Councillor Alex Hayward asked for an officer’s comment on the implications of the development on the next door neighbour and to confirm that they would not be over looked and their privacy maintained?

The Planning Officer advised that officers did not consider there would be an adverse impact on the neighbour’s amenity.

Councillor Phil Brading said that there would not be loss of light to the detriment of the neighbours and he could see no grounds to refuse planning permission.

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

That PLANNING PERMISSION BE GRANTED subject to the following conditions: -

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

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

C2
The development hereby permitted shall be carried out in accordance with the following approved plans: 201615/LP/101, 201615/PL/201 B, 201615/PL/202 C, 201615/PL/203 B, 201615/PL/204 D, 201615/PL/205 C, 201615/PL/207 C.
Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6 and DM13 and Appendices 2 and 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. No fires shall be lit or liquids disposed of within 10.0m of an area designated as being fenced off or otherwise protected in the approved scheme.

Reason: This condition is a pre commencement condition to prevent damage to trees during construction and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C4
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).

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

Reason: To safeguard the residential amenities of neighbouring properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C6
Before the first occupation of the extensions hereby permitted the first floor windows in the south flank elevation shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed. The windows shall be permanently retained in that condition thereafter.

Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
Informatives:
I1
With regard to implementing this permission, the applicant is advised as follows:

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

There may be a requirement for the approved development to comply with the Building Regulations. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 

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

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

Where possible, energy saving and water harvesting measures should be incorporated. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.
I2
The applicant is reminded that the Control of Pollution Act 1974 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.
I3
Bats are protected under domestic and European legislation where, in summary, it is an offence to deliberately capture, injure or kill a bat, intentionally or recklessly disturb a bat in a roost or deliberately disturb a bat in a way that would impair its ability to survive, breed or rear young, hibernate or migrate, or significantly affect its local distribution or abundance; damage or destroy a bat roost; possess or advertise/sell/exchange a bat; and intentionally or recklessly obstruct access to a bat roost.

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

The UK Bat Helpline: 0845 1300 228

Natural England: 0300 060 3900

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

or an appropriately qualified and experienced ecologist.

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

I4
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.
I5

Due to the presence of National Grid apparatus in proximity to the application site, the Applicant should contact National Grid before any works are carried out to ensure National Grid apparatus is not affected by any of the proposed works. Further 'Essential Guidance' can be found on the National Grid website at www.nationalgrid.com or by contacting National Grid on 0800688588.
PC62/17
17/1277/FUL – Demolition of existing dwelling and construction of five dwellings with associated alterations to access, parking and landscaping at AMBLEDOWN, CHORLEYWOOD ROAD, RICKMANSWORTH, WD3 4ES for Mr Shaw
Councillor Sara Bedford left the meeting during the consideration of this application.

The Local Planning Authority (LPA) had today received notification of an appeal having been lodged against non-determination of the planning application (17/1277/FUL).  This meant that jurisdiction passed to the Secretary of State and a decision notice cannot now be issued by the LPA.  Officers had discussed the matter with the Council’s Planning Solicitor who had advised that whilst Members cannot formally determine the planning application, it would be appropriate for Members to discuss the application and consider what they would have been minded to resolve had an appeal not been lodged.  Whilst no formal decision notice would be recorded the discussion would be minuted.  Members of the public/Parish or Ward Councillors would still be given the opportunity to speak.

The updated Highways comments at paragraph 4.8.2 on page 21 of the report referred to the proposed vehicle tracking crossing land within the ownership of the adjacent property.  The applicant had since submitted revised details to the Highway Authority and the tracking arrangements now avoided this area of land.  This had been confirmed by the Highways Officer. 

The details submitted to the Highway Authority continue to show areas of the carriageway of Chorleywood Road that the turning movements were shown to obstruct.  The details therefore indicate that these movements could obstruct the safe and free flow of traffic along Chorleywood Road and therefore the Highways Officer objects to the application as set out within the committee report.

Councillor Reena Ranger said having been on the site visit she had concerns regarding the site access as did the Parish Council.  The A404 was a busy road and a single file access road would be dangerous.

Councillor Alex Hayward said Councillor Debbie Morris had raised at the last meeting the issue of access by Herts Fire and Rescue.  The access would be 3m less than requirement for emergency vehicles.  The Planning Officer advised that Herts Highways had raised no concerns regarding emergency access.  Herts Fire and Rescue would not formally comment and only gave guidance at this stage. They would consider the proposal further as part of Building Regulations.

There were to be 2 passing areas and parking in them would be prohibited. It was a steep gradient for emergency vehicles to access especially in bad weather.
Councillor Peter Getkahn said the architecture of the building would enhance the area.  It was disappointing that they could not improve the access but he hoped this could be resolved in the future.
Councillor Sarah Nelmes said that the proposed development would be more attractive but the access, visitors parking and the undercroft parking were not adequate.  Also, how would a refuse vehicle access the site? Residents would not put their refuse at the top of the slope.
Councillor Chris Whately-Smith had concerns on the number of parking spaces which would provide a shortfall of 1 parking space per dwelling.  He could see vehicles parking on Chorleywood Road and was surprised this could not be used as a reason for refusal.

Councillor Debbie Morris said this was not a town centre location, it was 2km from Rickmansworth High Street and would be unsustainable. 

The Planning Officer said the Environmental Protection team would collect the refuse from within the site.  There would be a shortfall of four parking spaces.

Councillor Phil Brading had concerns regarding the principal of five units replacing 1 house.  The site was part of the Conservation Area, the access was narrow, there would be insufficient parking, the site could not sustain the five units.  Highways had now raised concerns regarding the effect the access would have on the Chorleywood Road.  If Members could vote he would have voted against granting planning permission.

Councillor Reena Ranger said the speed of the traffic on the A404 would make it dangerous to enter and leave the site.
Councillor Alex Haywood said the access would have a steeper gradient to the existing drive which was currently for only 1 property not 5 and also how were refuse vehicles going to/from the site.

In accordance with Council Procedures Mrs G Cowie spoke against the application.

Cllr Whately-Smith said that the application had no characteristics of the Conservation Area.  

Following the discussion the Planning Officer summarised:
In summary, an appeal against non-determination has been lodged and Members were therefore unable to make a formal decision, however, Members resolved that had an appeal not been lodged they would have refused the application on highways grounds (as per agenda) and on grounds relating to lack of parking, narrow and inappropriate nature of access and impact on character of Conservation Area.

On being put to the Committee the motion was declared carried, the voting being 9 For, 0 Against and 1 Abstention.

RESOLVED:

An appeal against non-determination has been lodged and Members were therefore unable to make a formal decision, however, Members resolved that had an appeal not been lodged they would have refused the application on highways grounds (as per agenda) and on grounds relating to lack of parking, narrow and inappropriate nature of access and impact on character of Conservation Area.

PC63/17
17/1364/FUL – Conversion of Hayloft from a mixed use of residential and commercial to independent residential dwelling with associated parking and curtilage at THE HAYLOFT, BULLSLAND FARM, BULLSLAND LANE, CHORLEYWOOD, HERTS, WD3 5BG for Mr S Hayes

17/1365/LBC – Listed Building Consent: Conversion of Hayloft from a mixed use of residential and commercial to independent residential dwelling with associated parking and curtilage at THE HAYLOFT, BULLSLAND FARM, BULLSLAND LANE, CHORLEYWOOD, HERTS, WD3 5BG for Mr S Hayes 
The Planning Officer said there was an error in the Officer’s report on page 50, paragraph 8.3.7. The second last sentence should read “The re-use of the building as an independent residential unit would “not” materially change the context of the site. 

Councillor Phil Brading had read through the report and was happy with both the recommendations to grant planning permission and Listed Building Consent.  He moved, seconded by Councillor Reena Ranger, that planning permission and Listed Building Consent be granted.  Councillor Reena Ranger asked if the mobile home would go.  The Planning Officer advised that the mobile home was on land which formed part of a previous permitted application for the redevelopment of the site and therefore would be removed.
On being put to the Committee the motion for both applications was declared CARRIED, the voting being unanimous.


RESOLVED:


That PLANNING PERMISSION BE GRANTED (for application 17/1364/FUL) 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:

TRDC001 (Location Plan), S/2951-110, S/2951-111, S/2951-112, S/2951-113, S/2951-114, S/2951-115, S/2951-116, S/2951-320, S/2951-321, S/2951-322, S/2951-323, S/2951-324, S/2951-325, S/2951-326.

Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities of the locality, the openness of the Green Belt and residential amenity of neighbouring occupiers, in accordance with Policies CP1, CP2, CP3, CP4, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM2, DM3, DM4, DM6, DM7, 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
The development shall not begin until full details of all proposed construction vehicle access, movements and parking arrangements have been submitted to and approved in writing by the Local Planning Authority.  The relevant details shall be submitted in the form of a Construction Management Plan and the approved details shall be implemented throughout the construction programme.
Reason: This is a pre commencement condition in order to minimise danger, obstruction and inconvenience to users of the adjacent 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
The development shall not commence until details of the parking spaces serving the dwelling hereby permitted have been submitted to and approved in writing by the Local Planning Authority. The parking spaces shall be implemented in accordance with the approved plans prior to the first occupation of any part of the development hereby permitted and shall thereafter be kept permanently available for the use of residents and visitors to the site.

Reason: This is a pre-commencement condition to minimise danger, obstruction and inconvenience to highway users in the interests of safety in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).
C5
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows 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 and soft landscaping works required by the approved scheme shall be carried out completed prior to the first occupation of the development hereby permitted and the soft landscaping 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 to protect the visual amenities of the trees, area and to meet the requirements of 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).

C6
Prior to commencement of the development hereby permitted, a plan clearly defining the residential curtilage of the dwelling shall be submitted to and approved in writing by the Local Planning Authority. For any land not included within the residential curtilage, a management plan (including long term design objectives, management responsibilities, timescales and maintenance schedules for all landscape areas) shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development hereby approved. The development shall be carried out in accordance with the approved details and the management plan shall be carried out as approved thereafter.

Reason: This is a pre commencement condition to ensure that the land is satisfactorily managed and maintained, in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2 and DM6 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C7
Prior to commencement of the development hereby permitted, samples and details of the proposed external materials of any of the external alterations to the building shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.

Reason: This is a pre-commencement condition to prevent the development being constructed in inappropriate materials in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2 and DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C8
Prior to the first occupation of the dwellings hereby approved a plan indicating the positions, design, materials and type of boundary treatment to be erected shall be submitted to and approved in writing by the Local Planning Authority. The boundary treatment shall be erected in accordance with the approved details prior to first occupation of the dwellings hereby approved. 

Reason: To safeguard the visual amenities of neighbouring properties and the character of the locality 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).

C9
The development shall not be occupied until a scheme for the separate storage and collection of domestic waste has been submitted to and approved in writing by the Local Planning Authority. Details shall include siting, size and appearance of refuse and recycling facilities on the premises. The development hereby permitted shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter. 

Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance of such provision is satisfactory in compliance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM2, DM10 and Appendix 2 of the Development Management Policies document (adopted July 2013).

C10
Should they be required, detailed proposals for fire hydrants serving the development as incorporated into the provision of the mains water services for the development, whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of development. The development shall thereafter be implemented in accordance with the approved details prior to occupation of any building forming part of the development.

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

C11
Immediately following the implementation of this permission, notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) no development within the following Classes of Schedule 2 of the Order shall take place.

Part 1

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

Class B – addition or alteration to the roof

Class C – any other alteration to the roof

Class D – erection or construction of a porch

Class E – buildings incidental to the enjoyment of a dwellinghouse

Class F – hardsurfaces incidental to the enjoyment of a dwellinghouse

Class G – chimneys, flues etc. on a dwellinghouse

Part 2

Class A – a gate, fence, wall or other means of enclosure

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

Reason: To ensure adequate planning control over further development having regard to the limitations of the site and neighbouring properties and in the interests of the visual amenities of the site and the area in general, in accordance with Policies CP1, 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).

C12
The development shall not be occupied until the energy saving measures detailed within the submitted Energy Statement are incorporated into the approved dwellings 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 ensure that the development makes as full a contribution to sustainable development 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 formal application. Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 

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

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

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

Where possible, energy saving and water harvesting measures should be incorporated. 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 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.
I3
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The 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
It is the responsibility of a developer to make provision for drainage to ground, water courses or a suitable sewer.  In respect of surface water it is recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving public network through on or off site storage.  When it is proposed to connect to a combined public sewer, the site drainage should be separate and combined at the final manhole nearest the boundary.  Connections are not permitted for the removal of groundwater.  Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. They can be contacted on 0800 009 3921.

I5
Site clearance (of buildings and vegetation) should be avoided during the bird breeding season (March to September inclusive) to protect breeding birds, their nests, eggs and young. If this is not possible then a search of the area should be made immediately prior to commencement of clearance/construction works by a suitably experienced Ecologist and if active nests are found, then work must be delayed until the last chick has fledged. 

I6
Any external lighting scheme, if relevant, should be designed to minimise light spill, in particular directing light away from the boundary vegetation to ensure dark corridors remain for use by wildlife as well as directing lighting away from potential roost / nesting sites. 

I7
New trees and shrubs should be predominantly native species, particularly those that bear blossom, fruit (berries) and nectar to support local wildlife; and night flowering plants to attract insects and increase foraging opportunities for bats. The planting of ash (Fraxinus excelsior) should be avoided due to the serious Ash dieback disease that is killing ash across Europe, and thus the subsequent ban on the movement of ash planting stock. Where non-native species are used they should be beneficial to biodiversity, providing a food source or habitat for wildlife. 
I8
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.

I9
If bats are found all works must stop immediately and advice sought as to how to proceed from either of the following organisations:

The UK Bat Helpline: 0845 1300 228

Natural England: 0300 060 3900

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

or an appropriately qualified and experienced ecologist.

(As an alternative to proceeding with caution, the applicant may wish to commission an ecological consultant before works start to determine whether or not bats are present. A list of bat consultants can be obtained from Hertfordshire Ecology on 01992 555220).
That LISTED BUILDING CONSENT BE GRANTED (for application 17/1365/LBC) 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: To comply with the requirements of the Planning (Listed Buildings and Conservation Areas) Act 1990.

C2
The development hereby permitted shall be carried out in accordance with the following approved plans:

TRDC001 (Location Plan), S/2951-110, S/2951-111, S/2951-112, S/2951-113, S/2951-114, S/2951-115, S/2951-116, S/2951-320, S/2951-321, S/2951-322, S/2951-323, S/2951-324, S/2951-325, S/2951-326.
Reason: For the avoidance of doubt and in the proper interests of planning, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM3 and DM6 of the Development Management Policies LDD (adopted July 2013).

C3
Prior to commencement of the development hereby permitted, samples and details of the proposed external materials of any of the external alterations to the building shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.

Reason: This is a pre-commencement condition to prevent the development being constructed in inappropriate materials in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).


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

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

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

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

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

Where possible, energy saving and water harvesting measures should be incorporated. 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 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.
PC64/17
17/1436/AOD – Approval of Details: Details pursuant to Condition 18 of hybrid planning permission 16/0005/FUL comprising layout, scale, appearance and landscaping for Phase 2 at LAND AT SOUTH OXHEY CENTRAL for Countryside Properties PLC
The Planning Officer advised of a correction on page 65, point 3 (Secured By Design).  This should state that the comments from the Crime Prevention Design Advisor were included at paragraph 4.1.10 on page 74.

Councillor Stephen King moved the recommendation to grant planning permission, seconded by Councillor Sarah Nelmes.

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
Plans

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

1304-D-1000 B

1304-D-1102 D

1304-D-1110 E

1304-D-1112 C

1304-D-1113 A

1304-D-1223 B

1304-D-1224 A

1304-D-1228 B

1304-D-1400 F


1304-D-1401 F

1304-D-1402 A

1304-D-1403 A

1304-D-1404 A

1304-D-1409 C

1304-D-1410 E

1304-D-1415 E

1304-D-1416 D

1304-D-1500 C

1304-D-1501 C

1304-D-1502 D



1304-D-1504 C

1304-D-1600 C

1304-D-1603 C

1304-D-1611 B

1304-D-1620 C

1304-D-1627 C

1304-D-1700 A

1304-D-1701 A

1304-D-1702 B

1304-D-1800 C

1304-D-1802 C

1304-D-1803 D

1304-D-1805 A

1304-D-1820 J

1304-D-1821 F

1304-D-1822 C

1304-D-1823 D

1304-D-1824 C

1304-D-1825 C

1304-D-1826 G

1304-D-1827 E

1304-D-1829 D

1304-D-1830 D

454-2A-01_A

454-2A-03

454-2A-04

454-2A-05

Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP6, CP7, CP8, CP9, CP10, CP12 and CP13 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM12 and DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and Policies SA1, SA4 and SA5 of the Site Allocations Local Development Document (adopted November 2014).

C2
Materials

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

Reason: To prevent the development being constructed in inappropriate materials in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011).

C3
Use Classes

The ground floor of Blocks M and N as shown on approved site plan 1304-D-1102 D shall not be used other than for uses falling within Classes A1, A2, A3, A4, A5, D1,D2 and Sui Generis (Bookmakers) of the Town and Country Planning (Use Classes) Order 1987 (as amended).  

Reason: To ensure the vitality of the District Centre and an appropriate mix of uses in accordance with Policies PSP2, CP1, CP6 and CP7 of the Core Strategy (adopted October 2011) and Policy SA4 of the Site Allocations Local Development Document (adopted November 2014).

C4
Hours of Operation

The Class A1/A2/A3/A4/A5/D1/D2/Sui Generis (Bookmakers) uses hereby permitted within Blocks M and N shall not operate other than between the hours of 07:00 to 23:00 (inclusive) Mondays to Sundays and including National Holidays.
Reason: To safeguard the residential amenities of the occupiers of neighbouring properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C5
Ventilation & Extraction Equipment

No ventilation or extraction equipment shall be installed unless details of its method of construction, odour control measures, noise levels, its appearance and finish have first been submitted to and been approved in writing by the Local Planning Authority.  The equipment shall be implemented and maintained as approved. 

Reason: To safeguard the residential amenities of the occupiers of neighbouring properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C6
Boundary Details

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

Reason: To ensure that appropriate boundary treatments are proposed to safeguard the amenities of neighbouring properties and the character of the locality in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C7
Drainage

The development shall be carried out in accordance with the updated Drainage Strategy Statement (September 2016) and approved plan 11363/5002 P3.
Reason: To prevent flooding by ensuring the satisfactory attenuation and disposal of surface water from the site in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

C8
Energy Statement

The development shall not be occupied until the energy saving and renewable energy measures detailed within the Energy and Sustainability Statement submitted as part of the application are incorporated into the approved development. 

Reason: To ensure that the development meets the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM4 of the Development Management Policies LDD (adopted July 2013) and to ensure that the development makes as full a contribution to sustainable development as possible.

C9
Mechanical & Electrical Design

The development shall be carried out and maintained in accordance with the Mechanical and Electrical Design Report (July 2017) prior to the commencement of the approved use.

Reason: To protect adjoining occupiers and the area in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C10
Refuse & Recycling

The development shall not be occupied until a scheme for the separate storage and collection of waste has been submitted to and approved in writing by the Local Planning Authority.  Details shall include siting, size and appearance of refuse and recycling facilities. The scheme shall be implemented in accordance with the approved details prior to occupation and these facilities should be retained permanently thereafter.

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

C11
Obscure Glazing
Before the first occupation of House Type NT4, as shown on Side Elevation 2 of drawing ref. 1304-D-1829 Rev. D, all flank windows hereby permitted shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed. The window(s) shall be permanently retained in that condition thereafter.

Reason: To safeguard the amenities of the future occupiers 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
General Advice:

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

There may be a requirement for the approved development to comply with the Building Regulations. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 

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

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

Where possible, energy saving and water harvesting measures should be incorporated. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.
I2
Construction Hours:

The applicant is reminded that the Control of Pollution Act 1974 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays. 

 ASK   \* MERGEFORMAT 
I3
Positive & Proactive:

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

I4
National Grid:

Due to the presence of National Grid apparatus in proximity to the application site, the Applicant should contact National Grid before any works are carried out to ensure National Grid apparatus is not affected by any of the proposed works. Further 'Essential Guidance' can be found on the National Grid website at www.nationalgrid.com or by contacting National Grid on 0800688588.

I5
Signage/Illumination:
The applicant is reminded that the addition of signage/illumination to units would likely require consent.

PC65/17
17/1519/FUL - Single storey side and rear extension to ground floor A5 (Hot Food Takeaway unit); and two storey side and rear extension to existing maisonette and subdivision to create two 2 bedroom flats at 309 BALDWINS LANE, CROXLEY GREEN, RICKMANSWORTH, WD3 3LE  for Mr H Kyriakou
Councillor Phil Brading had a contrary view to the Officer recommendation to refuse the application.  The fish and chip takeaway was at the end of the parade of shops at the top end of Baldwins Lane next to the playing field and playground.  The takeaway was very well thought of and an asset to the local community.  A ground floor side and rear extension had already been agreed.  The recommendation for refusal was for a two storey side and rear extension.  At the other end of Baldwins Lane there had been a similar extension built.  The extension would be set back from the building line, there would be no gable end and it would have a pitched roof.  He could not see what the issues were, but if the Committee were unsure they may wish to make a site visit.  He could not see the extension having a significant effect on the neighbours and could not see any potential for overlooking.
Councillor Sarah Nelmes could not see any problems with the development but had concerns with regard to the parking provision.
In accordance with Council Procedure Rule 35 (B) Mrs C Keane spoke against the application and Mr H Kyriakou spoke in support of the application.

Councillor Debbie Morris had concerns with regard to the loss of light, overlooking and intrusion and the narrowing of the footpath although she was unfamiliar with the site and maybe a site visit would be beneficial.

The Planning Officer advised that the impact on the neighbour was acceptable and the application was not considered to intrude the 45 degree splay line.  The footpath width would be 1.2m to include the bollards which was acceptable for pedestrian users.  From the kerb to the extension it appeared you would have to remove the bollards or the distance would be less than 1m.  If the bollards were removed this would encourage cars to park here which would be a greater obstruction than the bollards.

Councillor Sara Bedford referred to paragraph 7.4 3 on parking, which stated that no parking was to be provided.  Paragraph 7.4.1 stated that although the Highways Authority raised no objection this was subject to further details being provided on the parking arrangements and the construction management plan.  She was worried the residents of the flats would park outside the front of the shops especially overnight and she could not see why this was not a reason for refusal.  She could not support approval of the application due to the parking arrangements.  The existing maisonette had required two spaces but these had not been provided so there was already a shortfall.  
Councillor Phil Brading said there was a high turnover of cars parking outside the shops with parking opposite in Grove Crescent which could be an issue although during the week this was less relevant.  Evening and weekend parking by the occupants of the flats he could not identify this as being a reason for refusal.  The future level of parking could be accommodated.  With regard to the neighbour concerns on the loss of light and overlooking in paragraph 7.3.3 he stated that he did not think this could be justified as a reason for refusal.  With regard to the narrowing of the footpath he felt this was adequate.
Councillor Alex Hayward asked with regard to the existing maisonettes where did they park?  Did they use the garages or park anywhere.  She asked if the extension would come out to the bin storage area.
Councillor Sara Bedford said the more she looked at the application there was potential for an extra 2 to 4 vehicles requiring parking at the front of the shops. This was in her view an extra reason to refuse the application due to the lack of parking.

Councillor Sara Bedford moved, seconded by Councillor Sarah Nelmes, that planning permission be refused due to the overdevelopment of the site and the lack of parking.
On being put to the Committee the motion was declared TIED the voting being 5 For, 5 Against and 1 Abstention.
In accordance with the Council Constitution (Rule 23(1) the Chairman used his casting vote and voted to refuse the application, the voting being 6 For, 5 Against and 1 Abstention.
That PLANNING PERMISSION BE REFUSED for the following reasons:

R1   
The proposed development, would result in overdevelopment of the site and a prominent and out of character form of development to the detriment of the character and appearance of the street scene and visual amenities of the area which would also result in an overbearing and oppressive feature to the adjacent footpath and from public vantage points. The development would therefore be contrary to Policies CP1, CP3 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
R2
The proposed development would lead to a shortfall of parking provision which would result in a significant increase in parking outside of the site to the detriment of highway safety, the character of the area and residential amenity. The development would therefore be contrary to Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).
Informative:
I1
The Local Planning Authority has been positive and proactive in considering this planning application in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. Whilst the applicant and the Local Planning Authority engaged in discussions during the course of the application, no amendments were submitted by the applicant. The proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.
PC66/17
17/1589/FUL – Change of use to residential curtilage and erection of 2m high boundary treatment at 37 LEMONFIELD DRIVE, GARSTON, WD25 9TP for Mr & Mrs Young

The Planning Officer reported that the address at the top of the report should say Lemonfield.
Councillor Sarah Nelmes said the applicant had the right to put a fence around their land and could not see anything wrong in doing that.  There were other fences in close proximity to the application site which were standard 2m fences.

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

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

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: LFD/SK01 REV A, TRDC001 (Location Plan), TRDC002 (Block Plan), TRDC003 (Existing Section AA), TRDC004 (Existing Section BB), TRDC005 (Proposed Section AA) and TRDC006 (Proposed Section BB). 
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, DM6 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

Informatives:

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

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

There may be a requirement for the approved development to comply with the Building Regulations. Information and application forms are available at www.hertfordshirebc.co.uk. Alternatively the Council's Building Control section can be contacted on telephone number 01923 727130 or email building.control@hertfordshirebc.gov.uk.

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

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

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

I2
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The development maintains/improves the economic, social and environmental conditions of the District.
I3
The applicant is reminded that the Control of Pollution Act 1974 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.

I4
The applicant is advised that the storage of materials associated with the construction of this development should be provided within the site on land which is not public highway, and the use of such areas must not interfere with the public highway. If this is not possible, authorisation should be sought from the Highway Authority before construction works commence. Further information is available via the website https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/highways-roads-and-pavements.aspx or by telephoning 0300 1234047.

PC67/17
17/1717/FUL - Change of use of ground floor from retail (Use Class A1) to restaurant and hot food takeaway (Use Classes A3/A5) with installation of extractor duct and external stair to rear at 8 MONEYHILL PARADE, UXBRIDGE ROAD, RICKMANSWORTH, WD3 7BE Mr Eric Louis Barnaby
Since the Committee report was written the Council had received 4 further neighbour comments which had echoed the previous comments made by residents both in support of and to object to the planning application.

Comments had also been received from the transport consultant acting for the applicant. They consider that their transport survey demonstrates that there was sufficient off-street parking in the area.

As a point of clarification, paragraph 7.4.6 on page 129 in the second line refers to ‘some onsite parking provision within nearby streets’.  This should say; “The report acknowledges that there is some parking provision on alternative sites within nearby streets…”

Councillor Sarah Nelmes did not agree there were alternative local sites to park.  There was already double parking and parking across driveways happening and there was no parking closeby.

Councillor Roger Sangster said a similar application had come before the Committee recently and the right decision was to refuse the application.  He could not agree with the parking survey outcome.
Batchworth Community Council supported the comments made but wished to reinforce the point that there should be parking enforcement in the area.

Councillor Peter Getkahn could not see many changes since the previous application and moved that planning permission be refused, seconded by Councillor Alex Hayward.

Councillor Sara Bedford said enforcement of parking in the area was being addressed with the County Council and through Traffic Regulation Orders and will recommence shortly..
In accordance with Council Procedure Rule 35 (B) Ms R Meades spoke against the application and Ms V Gribanova spoke in support of the application.

Councillor Debbie Morris asked if the reason for refusal could be amended to include reference to neighbouring occupiers and local residents.

The proposer and seconder agreed to the amendment.

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

RESOLVED:

That PLANNING PERMISSION BE REFUSED for the following reason:
R1
There would be inadequate parking to serve the proposed development resulting in a significant increase in parking in the surrounding area exacerbating existing parking pressures to the detriment of the safe movement and free flow of other highway users. The lack of parking, together with noise and disturbance arising from the proposed use would also result in nuisance and harm to the amenity of neighbouring occupiers and local residents. The proposal would not therefore be complementary to the Local Centre and the development would be contrary to Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM9, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013) and Policy SA4 of the Site Allocations LDD (adopted November 2014).

Informative:
I1
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 has considered, in a positive and proactive manner, whether the planning objections to this proposal could be satisfactorily resolved within the statutory period for determining the application. Whilst the applicant and the Local Planning Authority engaged in pre-application discussions, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.
PC68/17
17/1743/FUL – Construction of single storey education building and landscaping works to County Park including creation of a heritage trail with sculptures, remembrance garden and works to boundary treatment including installation of brick pier and railings along College Road at LEAVESDEN COUNTRY PARK, COLLEGE ROAD, ABBOTS LANGLEY, HERTFORDSHIRE, for Simon Green
The Planning Officer reported that comments had now been received from Hertfordshire Ecology.  They raised no in principle objections but consider that further surveys to determine whether bats were present within the Lynchgate should be undertaken prior to the grant of planning permission.  Whilst their comments were noted, given the small scale of the Lynchgate within the context of the application as a whole, officers consider that it would be appropriate to deal with this by condition preventing any works on this aspect of the development prior to further surveys being undertaken.  Therefore it is suggested that condition 9 (page 146) be updated to refer specifically to ‘prior to commencement of works to the Lynchgate’.

Condition 9:

Prior to commencement of works to the Lynchgate, the site shall be assessed by a professional, licensed bat consultant to determine whether bats are present or not, whether they will be affected by the development and any mitigation and/or compensation measures required, details of which shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in strict accordance with the approved details.

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

The Planning Officer confirmed to Councillor Debbie Morris that in point 4.3.3, 4th paragraph the corrections had been made.

Councillor Whately-Smith moved, seconded by Councillor Sara Bedford, that planning permission be granted subject to conditions.

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

RESOLVED:


That PLANNING PERMISSION BE GRANTED subject to the following conditions: -
C1
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: 
955_120 REV-A

955_132
955_133
HT_955_001 REV-A

955_002
955_003 REV-A

955_004
955_005
HT_955_260
HT_955_261
HT_955_262
HT_955_263 REV-A

HT_955_264
HT_955_265
HT_955_266
HT_955_267
HT_955_268
HT_955_269
HWC_955_001
HWC_955_002
HWC_955_003
TDP2924-ME130
RG_955_001
RG_955_002
RG_955_003
FH_955_001
FH_955_002
FH_955_003
FH_955_004
Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities of the Green Belt and area in accordance with Policies PSP2, CP1, CP6, CP9, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011), Policies DM2, DM6, DM7, DM9, DM11, DM12, 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
Prior to the commencement of the single storey education building, details and samples of the external materials to be used in the elevations and roof of the building and hard surfacing areas shall be submitted to and approved in writing by the Local Planning Authority. No external materials shall be used other than those approved unless otherwise agreed in writing by the Local Planning Authority.

Reason: This is a pre commencement condition to ensure a satisfactory appearance of the development and in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policy DM2 of the Development Management Policies LDD.
C4
The proposed new sculptures shall not be erected other than in the materials as have been approved in writing by the Local Planning Authority as stated on the approved plans as set out in Condition 2.
Reason: To ensure that the external appearance of the building(s) is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C5
The development shall not begin until full details of all proposed construction vehicle access, movements, parking arrangements and facilities to restrict the generation of dust and mud from the site proposed during the construction period have been submitted to and approved in writing by the Local Planning Authority in the form of a Construction Management Plan. The approved Construction Management Plan shall be adhered to throughout the construction period.

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
Prior to the installation of the brick piers and railings along College Road, a visibility splay measuring 2.4m x 43m shall be provided to the south-east side of the southern access where it meets the highway and such splays shall thereafter be maintained at all times free from any obstruction between 600mm and 2m above the level of the adjacent highway carriageway. 
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).

C7
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: 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 development or other operation shall commence on site until a method statement has been submitted to and approved in writing by the Local Planning Authority.  This method statement shall include details of tree protection measures, timetables of works, method of demolition, removal of material from the site, importation and storage of building materials on the site, details and depths of underground service routes, methods of excavation and construction methods, in particular where they lie close to trees. The construction methods to be used shall ensure the retention and protection of trees, shrubs and hedges growing on or adjacent to the site. The development shall only be implemented in accordance with the approved method statement.


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

Reason: This is a pre commencement condition to protect the visual amenities of the trees, area and to meet the requirements of Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C8
No removal of trees, hedges or scrub shall take place between 1 March and 31 August inclusive unless searched immediately beforehand and certified free of nesting birds by a qualified ecologist. 

Reason: To protect the amenities of wildlife during the primary nesting season and to meet the requirements of Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C9
Prior to commencement of works to the Lynchgate, the site shall be assessed by a professional, licensed bat consultant to determine whether bats are present or not, whether they will be affected by the development and any mitigation and/or compensation measures required, details of which shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in strict accordance with the approved details.

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

C10
Prior to commencement of any gravestone restoration hereby permitted, the relevant part of the site shall be assessed by a professional, licensed consultant to determine whether protected amphibians and reptiles are present or not, whether they will be affected by the development and any mitigation and/or compensation measures required, details of which shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in strict accordance with the approved details.

Reason: This condition is a pre commencement condition to ensure to ensure that any protected species are safeguarded and to meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C11
No external lighting shall be installed on the site or affixed to any buildings on the site unless the Local Planning Authority has first approved in writing details of the position, height, design and intensity. The lighting shall be installed in accordance with the approved details before the use commences.

Reason: In the interests of visual amenity and biodiversity and to meet the requirements of Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6 and DM9 of the Development Management Policies LDD (adopted July 2013).

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

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

There may be a requirement for the approved development to comply with the Building Regulations. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 
Community Infrastructure Levy (CIL) - If your development is liable for CIL payments, it is a requirement under Regulation 67 (1) of The Community Infrastructure Levy Regulations 2010 (As Amended) that a Commencement Notice (Form 6) is submitted to Three Rivers District Council as the Collecting Authority no later than the day before the day on which the chargeable development is to be commenced. DO NOT start your development until the Council has acknowledged receipt of the Commencement Notice. Failure to do so will mean you will lose the right to payment by instalments (where applicable), lose any exemptions already granted, and a surcharge will be imposed.

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

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

I2
The applicant is reminded that the Control of Pollution Act 1974 allows local authorities to restrict construction activity (where work is audible at the site boundary). In Three Rivers such work audible at the site boundary, including deliveries to the site and running of equipment such as generators, should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.
I3
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The development maintains/improves the economic, social and environmental conditions of the District.
I4
Storage of materials: The applicant is advised that the storage of materials associated with the construction of this development should be provided within the site on land which is not public highway, and the use of such areas must not interfere with the public highway. If this is not possible, authorisation should be sought from the Highway Authority before construction works commence. Further information is available via the website:

https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/highways-roads-and-pavements.aspx 
or by telephoning 0300 1234047.
PC69/17
17/1750/FUL – Erection of detached two storey building with lower ground floor level to provide two flats including alterations to existing building and associated parking and amenity space provision at 2A BERKS HILL, CHORLEYWOOD, HERTS, WD3 5AQ for Mr Alex Minashi

The Planning Officer reported that further comments had been received from an objector reiterating their initial objections as set out in the Committee report and also objecting on the basis that the parking spaces proposed were previously proposed to serve flats 2B and 2C following the grant of planning permission in 2011.

The Officer response was that planning permission 10/2367/FUL was granted in January 2011 for the erection of first floor extension and second floor roof extension together with dormer windows in order to create 2 two-bedroom (each suitable for 3 people) flats above single storey flat roofed part of the building at No. 22 Lower Road.  The submitted plans do show 3 parking spaces to the rear, however, the officer’s report states that;

“There are currently 3 car parking spaces to the rear of the site and which are shown on plan.  Two of these spaces are within the leasehold titles belonging to the ground floor premises.  The applicant has stated that one off street space would serve the flats”.

The consent was therefore granted on the basis of 1 space serving the flats and the plans submitted with the current application show that 1 space would be retained for this purpose.

Councillor Reena Ranger moved that the application be deferred for a site visit, seconded by Councillor Peter Getkahn.
Members asked for clarification on the parking space for the site and how vehicles would access the space.  Can officers provide an update on the parking spaces for the next meeting.

Chorleywood Parish Council had objected to the development.  The block plan showed a different parking layout and cars could be parked across the service road.  Can this be clarified for the next meeting.
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.

PC70/17
17/1756/FUL – Subdivision of the site, demolition of existing detached garage and construction of detached dwelling and replacement garage at OLD MEADOWS, DOG KENNEL LANE, CHORLEYWOOD, HERTS, WD3 5EL for Mr and Mrs Gareth and Pauline Hunt

Councillor Alex Hayward asked for clarification on the relationship of the property with Constable Cottage.
Councillor Reena Ranger moved, seconded by Councillor Alex Hayward, that the application be deferred for a site visit.  She had concerns regarding the garage siting.

Councillor Phil Brading said it would help if the right plans/drawings were loaded correctly.  The Planning Officer advised that they would ensure the right plans and descriptions were uploaded onto the Planning Portal.

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.

PC71/17
17/1787/FUL – Erection of two detached chalet bungalows including alterations to land levels and alterations to existing parking area serving numbers 1, 2, 3, 4, 5 and 6 Clovers Court at LAND AT THE REAR OF CLOVERS COURT, CHORLEYWOOD, HERTFORDSHIRE, WD3 5FD for Velux Homes

The Planning Officer reported that Condition 3 on page 209 should be amended to refer to a Construction Management Plan. For example, “The development shall not commence until a Construction Management Plan had been submitted to, and approved in writing by the Local Planning Authority.”

In accordance with Council Procedure Rule 35 (B) Mr Neil spoke against the application.

Councillor Marilyn Butler, seconded by Councillor Alex Hayward, that the application be deferred for a site visit.

Councillor Phil Brading said it would be good to make a site visit, as there had been disquiet regarding the application and the Chalet bungalows footprint.  He asked if the site could be marked out for the site visit and could Members of the Committee have a copy of the Appeal report before the site visit.

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.
PC72/17
17/1836/FUL – First floor and two storey rear extensions, two storey front gable projection, extension to roof and alterations to front elevation and fenestration at 29 BEDFORD ROAD, MOOR PARK, HA6 2AY for Mr Ramachandran

Councillor Reena Ranger and Councillor Alex Hayward left the meeting during the consideration of this application.  

The Planning Officer reported that further comments from Moor Park 1958 had been received highlighting plot coverages for properties in Bedford Road. The comments re-emphasise that there is no precedent or support to go as high as 21.5%.

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

Councillor Debbie Morris said Moor Park was in a Conservation Area.  In paragraph 4.3 of the report the Conservation Officer had objected to the application and Moor Park 1958, which represented the residents on the estate, were concerned by the increase in the plot size to 21.5% nearly half as much again.  She was not aware of any other houses in the Conservation Area which had increased their plot size to this amount.  She therefore moved refusal due to the proposed scale, elevated bulk, design and plot coverage and the flat roof.

Councillor Chris Whately-Smith said the plot size was 19% already. The house was built in the 1980s with the Greek columns were a design phase.  He was not as concerned about the plot coverage but more concerned regarding the style.

Councillor Phil Brading asked how the added percentage was achieved on the site as it was not noticeable from the streetscene.  Where was the extra percentage going to go?  The Planning Officer said the extension would be to the rear of the site, not closer to the boundary at the back and front.  The single storey rear projection had been reduced in height by 1 metre.

Councillor Sara Bedford said the frontage would not be greater than it was at present and the although the site was in the Conservation Area any possible harm would not be seen at the front and she was struggling to see what practical harm would occur.

Councillor Sarah Nelmes said the design was currently Arts and Crafts/mock Tudor and would be replaced with a design of mock Greek.  She could not see how refusal on the design could stand up.  The property would not be wider at the front, it would be garden at the back which would be lost.

Councillor Peter Getkahn could not see how the changes in appearance would impact on the neighbours and he moved the recommendation that planning permission be granted subject to conditions, seconded by Councillor Sara Bedford.

Councillor Debbie Morris said it would harm the area and the spacious surroundings and was not in keeping in the Conservation Area.  Moor Park must maintain its character.  The development could not be seen from the road but the Conservation Officer had objected and the Committee seemed to be disregarding the Conservation Area appraisal and the officer objections.

Councillor Marilyn Butler agreed with Councillor Morris.  It was very important abide by the restrictions under the Conservation Area Appraisal otherwise it would be to the detriment of the area.

Councillor Sara Bedford said the Conservation Area Appraisal was a guideline and a material consideration but the Committee role was to consider each application on its own merits.  It was a judgement call and she could not see the harm that would be caused with the increase from 19% to 21.5%.

Councillor Peter Getkahn said there was a requirement to protect but when necessary allow sensible development.  There was no architectural merit in this 1980s building and it was not necessary to conserve the building.

Councillor Marilyn Butler said people buy into the area as it was in a Conservation Area and if you continue to change the area you are degrading the area.

Councillor Debbie Morris said the Committee should consider the application on its merits and look at what was in the surrounding area and the integrity of the estate.

On being put to the Committee the amended motion was declared CARRIED the voting being 5 For, 3 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: 5447-SURVEY, 5447/PL/LP, 5447-PL001 Rev G, 5447-PL002 Rev F, 5447-PL003 Rev H, 5447-PL004 Rev G, 5447-PL005 Rev D, TS16-450L/1, TS16-450L/6.
Reason: For the avoidance of doubt and in the proper interests of planning and to safeguard the character and appearance of the Conservation Area and in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM6, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Moor Park Conservation Area Appraisal (2006). 
C3  
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.

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

Reason: This condition is a pre commencement condition to prevent damage to trees during construction and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C4
Prior to occupation of the development hereby permitted, the flank walls providing screening to the proposed balcony areas at first floor levels as shown on 5447-PL003 Rev H and 5447-PL004 Rev G shall be erected in accordance with the approved details, and shall be maintained as such thereafter.
Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
C5
Prior to occupation of the extensions hereby permitted, the proposed reduction in height of the single storey part of the dwelling as shown on Drawing 5447-PL003 Rev H and 5447-PL004 Rev G shall be implemented in accordance with the approved details, and shall be maintained as such thereafter.
Reason: To safeguard the character and appearance of the Conservation Area and the openness of the Conservation Area and in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3, DM6, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Moor Park Conservation Area Appraisal (2006).
C6
Immediately following the implementation of this permission, notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) no development within the following Classes of Schedule 2 of the Order shall take place.

Part 1

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

Class E - provision of any building or enclosure

No development of any of the above classes shall be constructed or placed on any part of the land subject of this permission.
Reason: To ensure adequate planning control over further development having regard to the limitations of the site and neighbouring properties and in the interests of the visual amenities of the site and the Moor Park Conservation Area, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and the Moor Park Conservation Area Appraisal (2006).

Informatives:
I1
With regard to implementing this permission, the applicant is advised as follows:
All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by formal application. Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 

There may be a requirement for the approved development to comply with the Building Regulations. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control matters and will protect your interests throughout your build project by leading the compliance process. Further information is available at www.hertfordshirebc.co.uk. 

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

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

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

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

I3
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
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).

CHAIRMAN
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