12.  

  

  

  
10/2174/FUL - Change of use of part of the ground floor of Three Rivers House to a police station with associated parking, including the erection of a small storage shed at THREE RIVERS HOUSE, NORTHWAY,RICKMANSWORTH, WD3 1RL for Mr P Brooker (Three Rivers District Council)

(DCES)

	Parish:  Non-Parished  

  
	Ward:  Rickmansworth  

  

	Expiry Statutory Period:  30 December 2010
  

  
	Officer:  Laurence Moore  

  


1.
Relevant Planning History
1.1
8/120/88 - Erection of office building and ancillary car park. Planning permission granted 7 April 1988. Implemented. 
2.
Detailed Description of Proposed Development

The Site and Its Surroundings

2.1
The application site is Three Rivers House, the principal offices of Three Rivers District Council. The building is three storeys but when viewed from the north it has a two storey appearance due to the change in levels on Northway rising up to the north from the south. There is a double decked car park to the east of the office building with a public right of way crossing it in an east to west direction between the Cloisters to the east and Northway to the west. To the north of the office building is the Rose Garden surface level car park. To the east of the Rose Garden surface level car park are the rear gardens of the residential properties in the Cloisters. A 2 metre high brick wall provides the boundary treatment between the rear gardens and car park. To the west of the car park are the Rose Garden and Rickmansworth Bowls Club. The boundary treatment consists of 2m high evergreen planting. To the north of the car park is a public right of way leading from the High Street to Station Road. It is separated by a 2m high close boarded fence. The building and its surrounds lie in the Rickmansworth Town Centre Conservation Area. 

2.2
Following the housing stock transfer to Thrive Homes and Thrive Homes vacating Three Rivers House in 2009; as well as the Council consolidating its accommodation, parts of the building are now vacant. Negotiations have taken place between the Council and the Police for them to use part of Three Rivers House but to be independent from the District Council’s function. 
2.3
The Police Station would have a floor space of 270 square metres and is to be provided on the ground floor east wing. Access would be obtained via the main reception. No external changes are proposed to the building. At the top end (north) of the Rose Garden Car Park, 11 car parking spaces would be transferred from staff car parking spaces to the Police. Of these, 10 car parking spaces would be provided for car parking purposes. One of the spaces would have a small wooden storage shed measuring 1.8m wide, 3.6 m deep and 2m high placed on it. Following the receipt of comments from one of the residents in The Cloisters, the siting of the storage shed has been repositioned to be on the west side of the car park adjacent to the planted boundary. In addition, one of the existing parking spaces to the front of the building would be transferred and reserved for a Police vehicle to provide rapid response.  

2.4
The application is accompanied by a Design and Access Statement. It sets out that the Police operation from the part of the building to be used would be 24 hour use. Furthermore, a total of 50 Police employees would occupy the building but as there is a shift system, it is unlikely that all 50 Police employees would be on site at one time.  
3.
Consultation
3.1.1
Hertfordshire County Council Transportation Planning and Policy - No objection.

3.1.2
Conservation Officer – No significant adverse affect on the Conservation Area, although don’t think that the garden shed in the car park is really an appropriate structure adjacent to the historic Rose Gardens, Grade II Listed Statue and Basing House.

3.1.3
Hertfordshire County Council Rights of Way – No comments received. 

3.2
Site/Press Notice
3.2.1
Yes.  Both as major development.   Overall expiry date 3 December 2010.  
3.3
Neighbourhood
3.3.1
Number consulted:
17  

  

  

Number of responses:
1  

  
4.
Summary of Representations
4.1
Request storage shed is moved to other side of car park to prevent overlooking.    

5.
Reason for Delay
5.1
Not applicable.  

6.
Relevant District Plan Provision
6.1
The Three Rivers Local Development Framework is currently being drawn up. The Submission Draft of the Core Strategy is due to be submitted to the Government in February 2011.
6.2
Saved Policies GEN1, GEN1a, N15, N16, N17, N23, C1, C9, C14, D1, D8, D9, , E1, T7, T8, T9, T10, T11, L14 and Appendix 1 of the Three Rivers Local Plan 1996 – 2011. Adopted 2002.  

6.3
Supplementary Planning Guidance Notes and Supplementary Planning Documents: Car Parking at New Development. 

6.4
Most relevant National Planning Policy Guidance for the site’s location and aspects of the proposed development are principally contained in PPS1, PPS4, and PPS5.   

7.
Analysis
7.1
The use of part of the ground floor of the building is compatible with the existing office use of the building. No cells are proposed to be provided at this site. The emergency response unit is proposed to be relocated to Watford. The existing Police Station in Rectory Road would close and it is noted that it is identified in the Local Development Framework Core Strategy Further Preferred option November 2009 as a proposal site for residential development with an indicative capacity of 20 dwellings. The Police would still retain a presence in Rickmansworth and there is provision for a rapid response vehicle with one of the car parking spaces provided for this purpose. 
7.2
Although the Police Station would operate 24 hours a day it would be on a shift operation. It is considered that the relationship to residential properties in The Cloisters is such that no significant noise or disturbance would arise. The double deck car park is sited between the part of the building to be used and the nearest residential property. Furthermore, the use is an internal use which would not result in significant external noise arising. It should also be noted that there are no conditions on the existing office building restricting its hours of use.  

7.3
It is noted that the Conservation officer has commented that in his opinion the provision of a garden shed would not be appropriate in this location. It is considered that due to its relatively small size and siting, it would not have an adverse effect on the nearby Rose Gardens, Grade II Listed Statue or Basing House. The intervening main office building ensures that there would be no adverse effect to the setting of Basing House. Overall however, the Conservation Officer considers that there would be no significant adverse affect on the Conservation Area. 

7.4
In terms of car parking provision, it is noted that the SPG ‘Parking at New Developments’ March 2002 does not specifically include Police Stations or other emergency service bases. The existing use is for B1 purposes which require 9 car parking spaces for 270m2 of B1 floorspace. As noted above, the proposed use is compatible with the existing use. It is considered that the provision of 11 car parking spaces is acceptable provision to serve the Police Station bearing in mind the shift system that would be operated as well as the Town Centre location which enjoys good access to other services and public transport interchanges.  There would be no impact on the existing Council use of Three Rivers House. 
8.
Recommendation

8.1
That PLANNING PERMISSION BE GRANTED for application 10/2174/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: 



S/Location/Police/01



S/GF/Police/02



S/CP/Police/03 Revision B


REASON:  For the avoidance of doubt, in the proper interests of planning and protect the amenities of the locality in accordance with Policies GEN1, GEN1a, GEN2, GEN3, GEN5, GEN5a, GEN6, GEN7, GEN8, N1, N3, N4, N5, N6, N9, N10, N13, N15, N16, N17, N23, C12,D1, D2, D3, D4, D5, D6, D7, D8, D9, H1, H2, H3, H4, S4, T7, T8, T9, T10, T11, Appendices 1, 2 and 3 of the Three Rivers Local Plan 1996 – 2011.


INFORMATIVES:


I1
Subject to the conditions attached to this permission, the proposed development would not have a significant adverse effect on the residential amenities of any neighbouring properties, or otherwise result in demonstrable harm to the character and appearance of the conservation area or the setting of listed buildings, to such an extent to justify the refusal of planning permission. It would meet the requirements of Policies GEN1, GEN1a, N15, N16, N17, N23, C1, C9, C14, D1, D8, D9, E1, T7, T8, T9, T10, T11, L14 and Appendix 1 of the Three Rivers Local Plan 1996 – 2011. 

I2
The applicant is encouraged to incorporate energy saving and water harvesting measures when implementing this permission. Information is available from the Council’s Building Control Section, who may be contacted on 01923 727138, and on the website www.threeriversbuildingcontrol.co.uk. Any external changes to the building which may be subsequently required should be discussed with the Council’s Development Control Section prior to the commencement of work.


I3
The applicant is advised that the Government has introduced new fees for the written discharge of conditions.  Requests can be made by letter or by application form.  Forms are available on our website together with further details for the new charges.  The fees are payable per request and not per condition.  Requests made without the appropriate fee will be returned unanswered.  The fees are £85 per request (or £25 where the related permission was for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse).
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