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  12/1294/FUL – First floor rear extension, loft conversion including raise in ridge height, rear dormers, alterations to fenestration including installation of rooflights to front projection, rear patio and conversion of part of the garage to habitable accommodation at 74 BROOKDENE AVENUE, OXHEY HALL, WATFORD for Mr and Mrs Malikov



 (
(DCES)

	Parish:  Watford Rural  

  
	Ward:  Oxhey Hall   

  

	Expiry Statutory Period:  30 August 2012  

  
	Officer:  Claire Wilson  

  



The application was deferred at the Committee meeting held on 13 September 2012, in order for Members to visit the site. A site visit took place on 6 October 2012. 

This application is brought before the Planning Committee at the request of three Planning Committee Councillors.

1.
Relevant Planning History

1.1
8/182/80 - Double garage, Conservatory.

2
Detailed Description of Proposed Development

2.1
Site Description: The application site comprises a two storey detached dwelling located at 74 Brookdene Avenue. Brookdene Avenue is a residential road containing a mixture of detached two storey dwellings and bungalows, all of varied architectural design. No.74 has a central gable projection to the front elevation with mock Tudor façade at first floor level; a single storey attached garage is located adjacent to the boundary with no.72. The land levels slope upwards away from the highway and consequently the dwellings to this side of Brookdene Avenue are set an elevated position in relation to adjoining highway.

2.2
To the front of the garage is an area of hardstanding with provision for two off street car parking spaces. There is also provision for two parking spaces within the existing garage. The land levels across the front of the site vary with hardstanding of stepped levels. There is a protected Oak Tree within the front curtilage of the site. 

2.3
The dwelling has previously been extended to the rear with a single storey extension. Beyond this is a softly landscaped garden which slopes up away from the dwelling. 

2.4
Description of Development: The applicant is seeking full planning permission for a first floor rear extension, loft conversion including raise in ridge height, rear dormers, alterations to fenestration including installation of rooflights, rear patio and conversion of part of the garage to habitable accommodation.

2.5
The ridge of the existing dwelling would be raised by approximately 1m to a height of 8.7m to the ridge. The height, depth and width of the central gable element would remain unaltered, however, the applicant is seeking to replace the two existing front windows at first floor level with one larger window which would be sited centrally. A rooflight would be installed in each of the flank roofslopes of the projection.

2.6
A first floor rear extension is proposed over the existing single storey extension and would have a depth of approximately 3.6m. The first floor extension would extend the width of the dwelling with a distance of approximately 2.7m retained to the boundary with no.72. 

2.7
Three pitched roof dormers would be installed in the rear roof slope of the dwelling. Two would serve the master bedroom and one would serve the en-suite bathroom.

2.8
The patio area would be extended and would have a depth of approximately 7.4m. The plans illustrate that this would be sited at the same level as the dwelling with steps provided up to the remaining garden area.

2.9
The garage would also be part converted to form a dining room. This would not involve any modifications to the front of the dwelling.

2.10
It is noted that amended plans have been received during the application period. The amendments include:

· The removal of front dormer windows

· Rear dormer windows set down from the ridge 

· Part of the garage to be retained for off street car parking 

3.
Consultation

3.1.1
Herts Biological Records Centre: HRBC does not hold any ecological data for the site. The property lies in the suburban area along Brookdene Avenue, with properties of Raglan Gardens abutting the southern boundary of the property. Whilst no.74 does not lie adjacent to any significant areas of open space, there is abundant habitat for bat foraging in the area in the form of mature trees and scrub within suburban gardens. HRBC do hold records of bats roosting in properties to the south in Raglan Gardens


The Bat Conservation Trust in their 2012 ‘Bat Surveys Good Practice Guidelines and England’s Natural Standing Advice (2012) provide a trigger list of proposals likely to affect bats and where they are most likely to be present. The property at no.74 and its proposal do not meet the majority of the criteria and hence it is considered unreasonable to recommend a bat assessment is undertaken. However, given that bats are a highly mobile species and often move between roosts, they could be present in the building in question. We therefore recommend that an informative is attached to any consent. 


3.1.2
Landscape Officer: I hold no objection to this submitted application.


There is a very large mature Oak tree situated within the front garden of the application site, which was surprisingly omitted from all submitted plans, supporting documentation and even the application form, despite its commanding size and position as well as being subject to a TPO. The Oak tree is known as T94 and is subject to Three Rivers (Brookdene Avenue and Raglan Gardens) Tree Preservation Order 1991, (TPO281).


The submitted scheme has recently been altered to retain part of the garage for parking; therefore the previously required additional car parking spaces have now been removed. The application no longer seeks to alter the existing land levels at the front of the property, thus no longer endangering the long term health and survival of the TPO’d Oak tree.


Due to the extent of proposed development and limited available space at the front of the property, I do hold concerns with regards to adequate physical protection of the protected Oak tree. I therefore require specific details regarding tree protection measures to be employed on site, prior to commencement of works. These details must include the type of fencing to be installed, ideally weld mesh fence panels, similar to Herras fencing as well as being supported with fully illustrated site plan showing the exact position of the fencing on site. The details must fully conform to BS: 5837 (2012) Trees in relation to design, demolition and construction. 


Due to the physical constraint and the constraints posed by the protected Oak tree, space will be considered a premium. I therefore also have concerns with regards to the designated areas for material and plant storage, storage of demolition materials, areas for mixing of materials, and position of site welfare hut and amenities. All of which must not be positioned within the calculated root protection area of the Oak tree. This required information must also be illustrated on a site plan. Conditions suggested:

3.1.3
Herts and Middlesex Wildlife Trust:  No comments received.

3.1.4
Watford Rural Parish Council:  No comments received.

3.1.5
National Grid:  No comments received.

3.2
Site/Press Notice
3.2.1
Not required.
3.3
Neighbourhood

3.3.1
Number consulted:
9  

  

  

Number of responses:
6 (2 received from one neighbour and two 

comments from Oxhey Hall Residents’ 
Association)

4.
Summary of Representations
· Development out of character and roof will be considerably higher than adjacent neighbours; increased height and dormer windows would be intrusive; 

· Dormers create a three storey property and at the rear will have a large box like appearance, particularly if the ridge line and chimney stack is increased by a significant height- appear alien in the garden environment;

· Will have a detrimental affect on the character of the Oxhey Hall Conservation Area;

· Additional height and rear extension will reduce light levels to the single storey roof mounted velux windows to the kitchen and dining area 

· Height will prevent any sun reaching the side of the house mainly affecting the kitchen but also shower room and landing after 4pm in summer and none at all in winter;

· With regard to the sight line that has been drawn on the plans- my kitchen is long and narrow and not only depends on the rear window for light, but also from a side window which is 1m from the end of my building. The angle of sight is considerably less. My kitchen will be darker as a result of this development;

· Despite removal of front dormers, the raised ridge will still produce a three storey town house which is unprecedented

· Rear dormers will result in overlooking to neighbours

· Will affect the television reception as will interfere with the signal path;

· Proximity of demolition will affect quality of life; 

· Loss of garage will reduce the amount of car parking on a busy road. The road bends just beyond no.74 and it is difficult to see oncoming traffic if vehicles are parked outside of the property. The existing driveway is only large enough for two cars;

· Biodiversity Statement is incorrect. The property is within 200m of a brook which is across the road to the rear. In addition, beekeepers in the area which may or may not be a consideration;

· Two mature Oak Trees and 2 mature Hornbeam Trees at no.72 and an Oak within the front garden of no.74 which are an important habitat. All these trees are listed and not mentioned in the Biodiversity Checklist. 

5.
Reason for Delay
5.1
Member site visit   
6.
Relevant Planning Policies:

6.1
The Three Rivers Local Development Framework 


The Core Strategy was adopted on the 17 October 2011 having been through a full public participation process and Examination in Public. Relevant policies include Policies CP1, CP9, CP10 and CP12.
6.2
The Three Rivers Local Plan 1996-2011

Three Rivers Local Plan 1996-2011 – The Three Rivers Local Plan 1996-2011 was adopted in July 2001 having been through a full public participation process and a Public Inquiry.  Notwithstanding the adoption of the Core Strategy on 17 October 2011, the following Local Plan Policies remain Saved and are therefore applicable: Saved Policies GEN3, C2, N1, N3, N15, N16 and T8 of the Three Rivers Local Plan 1996-2011. 

6.3
National Planning Policy Framework (NPPF)


On 27 March 2012, the framework of government guidance in the form of Planning Policy Statements and Planning Policy Guidance Notes was replaced by the National Planning Policy Framework (NPPF). The application has been considered against the policies of the Core Strategy of the Local Development Framework (adopted October 2011) and the Saved Policies of the Local Plan 1996 -2011 as well as government guidance. The adopted policies of Three Rivers District Council reflect the content of the newly introduced NPPF.

6.4
Other

The Regional Spatial Strategy relevant to Three Rivers District is the East of England Plan adopted by the East of England Regional Assembly on 12 May 2008. 


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

7.
Analysis

7.1
Design and Access
7.2

The site is not located in a Conservation Area and therefore there was no requirement for a Design and Access Statement to be submitted with the application. There is also no requirement for Design and Access Statements to be submitted for those sites which are located adjacent to Conservation Areas.

7.3
Streetscene
7.4
Policy CP12 of the Core Strategy states that development should ‘conserve or enhance the character, amenities and quality of an area’. Saved Policy GEN3 and Appendix 2 of the Local Plan also sets out that development should not be excessively prominent within the streetscene. Saved Policy C2 relates to the setting of Conservation Areas, advising that ‘proposals outside the boundary of a Conservation Area should not adversely affect the setting, character or appearance of that Conservation Area (including views into or out of the area)’.

7.5
Brookdene Avenue is a residential road consisting of dwellings of varied size and architectural design including bungalows, semi detached and detached dwellings. Although the designs vary with staggered ridge heights, the dwellings do mainly appear as single or two storey. Where front dormer windows are present, these are generally sited at first floor level. The original plans illustrated an increased ridge height and the provision of front dormer windows in the roofslope. Concern was raised that the front dormers at roof level were uncharacteristic of the vicinity as they resulted in the perception of a three storey dwelling. Consequently these have now been removed from the proposals.

7.6
It is noted that an increased ridge height of approximately 1m to the ridge (the height of the chimney would also increase) is still proposed. Objections received note that this would be uncharacteristic and would be prominent in relation to both neighbouring dwellings. It is acknowledged that no.74 would be higher than both neighbours. However, it is not considered that this would result in demonstrable harm to justify refusal, particularly following the removal of the front dormer windows. As noted above, the streetscene is varied with staggered ridge heights visible throughout Brookdene Avenue and therefore the increased height of no.74 would not be excessively prominent in relation to the wider streetscene. Therefore, whilst it is acknowledged that the dwelling would be higher, it would retain a two storey appearance and consequently would be sympathetic to the visual appearance of Brookdene Avenue.

7.7
Objections received also refer to the impact of the proposed development on the Oxhey Hall Conservation Area which adjoins the rear boundary of the application site. These set out that a three storey dwelling would be uncharacteristic and therefore harmful. Whilst these concerns are acknowledged, the boundary of the Conservation Area adjoins the rear boundary of the site approximately 66m away and this distance is considered sufficient to prevent any significant impact to the setting of the Conservation Areas in accordance with Policy CP12 of the Core Strategy and Saved Policy C2 of the Three Rivers Local Plan 1996-2011. The Conservation Officer was also verbally consulted as a result of the concerns raised and commented that the distance to the boundary would be sufficient to prevent any significant harm to the setting of the Oxhey Hall Conservation Area. As such, no objection is raised. 

7.8
Whilst the rear dormer windows would not be visible from the frontage, Appendix 2 of the Local Plan provides guidance on the design of dormer windows. This states that they should be subordinate to the roof slope by being set down from the ridge, in from both sides and back from the plan of the wall. The original plans illustrated that the dormers would be set relatively high on the roofslope. Consequently, amended plans were received which set the dormer windows down from the ridge. They now have a more subordinate appearance and are considered acceptable. Objections received also note the ‘box like’ appearance of the dormers and that they would be alien in the garden environment. However, the dormers have a pitched roof design and given their subordinate appearance it is not considered that they result in demonstrable harm to the visual appearance of the area. 

7.9
It is not considered that the alteration to fenestration detail to the front projection would result in a significant change to the appearance of the dwelling. 

7.10
Impact to Neighbours
7.11
Policy CP12 of the Core Strategy states that development should ‘protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space’. Saved Policy GEN3 and Appendix 2 of the Three Rivers Local Plan 1996-2011 sets out that development should not result in a significant loss of light or privacy.

7.12
The proposed increased ridge height would increase the prominence of the dwelling in relation to both adjacent neighbours. However, it is not considered that this would be overbearing due to the spacing between dwellings.  No.76 is set a distance in excess of 3m away from the common boundary, whilst a distance of approximately 2.7m would be retained between no.74 and no.72. These distances are considered sufficient to mitigate any overbearing effect. 

7.13
The alterations to the front gable projection would not involve any increase in volume. The alterations to fenestration detail would not have any significant impact to either adjacent neighbour, likewise, there would also be no impact to any neighbour opposite due to the separation by the highway. It is noted that the rooflights to the flank roofslopes are relatively large, however, these would be flush with the roof slope and would only serve a gallery area.

7.14
A first floor rear extension would be constructed over the existing single storey rear extension and would have a depth of 3.6m. Appendix 2 of the Three Rivers Local Plan 1996-2011 advises that for first floor rear extensions, a 45 degree line should be taken from a point on the boundary level with the rear wall of the neighbouring dwelling. It is noted that a 45 degree line has been illustrated on both the floor plans and block plans, although, it is not considered that this is an accurate reflection of the relationship between the properties. In reality, the single storey rear extension at no.72 is on a similar rear line to the existing extension at the application site and no.76 is also set further back than illustrated. 

7.15
It is considered that the 45 degree line would be intruded when taken from a joint point on the boundary with both neighbours. However, it is not considered that this would result in any significant harm to no.72 given that a bathroom window is sited at first floor which is classed as a non habitable room and the existing rear extension is on a similar line to the existing extension at no.74. This neighbour has objected to the proposed extension and increased height stating that it would result in loss of light to a velux window in the pitched roof of the single storey rear extension serving the kitchen. However, whilst it is acknowledged that there may be some light loss to this velux window it is not considered that this would result in harm to the room to justify refusal given that there is a large rear facing kitchen window, side door and velux window sited in the other roof slope of the extension. In addition a spacing of 2.7m would also be retained between the extension and common boundary which again would mitigate any significant harm in relation to light loss.  

7.16
No.76 is set away from the boundary by a distance in excess of 3m. This neighbour has commented that there would be a loss of light after 4pm in summer time to the kitchen, shower room and landing. Whilst it is acknowledged that some loss of light would be likely at the times stated due to the orientation of the properties, these rooms are all non habitable areas and as such, it is not considered that any significant harm would occur. Furthermore, recent appeal decisions have emphasised that an intrusion of the 45 degree line does not necessarily justify refusal and every application should be assessed in relation to individual site circumstances.   An Inspector allowing an appeal at 75 Abbots Road stated the following with regard to the 45 degree line:


‘Section 4 ( C ) and Figure 9 of the guideline requires that 2 storey rear extensions should not intrude into a 45 degree splay line drawn across a rear garden from a point on the joint boundary, level with the rear wall of the adjacent boundary. This proposal would contravene this specific guideline with respect to the first floor rear bedroom window, if the splay were applied to the main rear wall of no.77 at first floor rather than to its ground floor extension wall. Importantly, the guideline says that this principle is dependent on the spacing and relative positions of the dwellings and that each proposal needs to be assessed on its individual merits according to the characteristics of the particular dwelling’. 


For the reasons set out above, it is not considered that any significant objection can be raised to the 45 degree line given the specific site circumstances.

7.17
The adjacent neighbour at no.76 has also commented that the kitchen area is long and narrow and depends on a flank window for light (in addition to a rear facing window). Whilst this is acknowledged, a kitchen is a non habitable room and the flank window is classed as a secondary window. As such, it would be unreasonable to object on this aspect, particularly due to presence of the rear facing window serving the kitchen and given the spacing between dwellings. 

7.18
Concern has also been raised with regard to overlooking from the rear dormer windows. It is acknowledged that there would be some perception of overlooking from the dormer windows due to their position in the roofslope. However, it is not considered that this would be significantly greater than from the existing first floor windows. In addition, the dormer windows are also set in from the sides which further mitigates any harm. 

7.19
A patio area is proposed directly to the rear of the extension. The plans illustrate that this would be set at the same level as the house with steps leading to the remaining garden area. As the applicant is not proposing to raise the land levels, no overlooking would occur. 

7.20
Other objections received comment on impact to television reception, however, this is not a material planning consideration. Objections also comment on the impact on quality of life due to demolition works in close proximity to neighbours. Whilst this concern is acknowledged, it would not be a reason to refuse planning permission. An informative will be added with regard to working hours and also that the provisions of the Party Wall Act may apply. 

7.21
Trees and Landscaping
7.22
The Council’s Landscape Officer has been consulted and has raised no objection to the development subject to conditions.

7.23
The suggested conditions include the requirement for a tree protection scheme and method statement due to the large Oak tree situated in the front garden of the application site. This tree is of a commanding size and position and is subject a Tree Preservation Order. As such, its protection is considered to be essential. 

7.24
Rear Amenity
7.25
The garden has an area exceeding 800 square metres which is ample for a dwelling of this size. 

7.26
Car Parking Provision
7.27
Objections have been received due to the increased size of the dwelling and insufficient off street car parking provision. The original plans did illustrate the conversion of the whole of the attached garage resulting in only 2 off street car parking spaces being retained. This was considered to be insufficient for a five bedroom dwelling particularly given the nature of Brookdene Avenue as a classified road. 

7.28
Amended plans were received retaining part of the garage for off street car parking, therefore, three off street car parking spaces in total would be provided. This is now considered to be sufficient and in accordance with Policy CP12 of the Core Strategy and Saved Policy T8 of the Three Rivers Local Plan 1996-2011. A condition shall also be added requiring the garage to be retained for off street car parking provision. 

7.29
It is noted that during the course of negotiations, the agent discussed alterations to the existing driveway. As this would require alterations to land levels, concern was raised that this may have an impact on the protected tree to the front. An informative shall be added to any consent, reminding the applicant that any alteration to levels to the front driveway would be likely to require further planning permission. 

7.30
Biodiversity

7.31
Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity. This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive.  The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions. 

7.32
The protection of biodiversity and protected species is a material planning consideration in the assessment of this application. National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where biodiversity may be affected prior to the determination of a planning application. A Biodiversity Statement has been submitted and states that the application would not have a significant impact on any protected species. Objections received state that the Biodiversity Checklist has been filled in incorrectly. In this case, Herts Biological Records Centre have raised no objection to the development, however, the possibility of bats in the vicinity is noted. Therefore, an informative shall be attached to any consent advising the applicant of this possibility. 

8.
Recommendation
8.1
That PLANNING PERMISSION IS 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:



2845-OS1, 2845-OS2A, 2845-E01, 2845-PO1 D, 2845-P02A,



Reason: For the avoidance of doubt, in the proper interests of planning and to protect the character and appearance of the Croxley Green Conservation Area in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Saved Policies GEN3, C2, N1, N3, N15, N16, D6 and Appendices 2 and 3 of the Three Rivers Local Plan 1996 - 2011.


C3
Unless specified on the approved plans, all new works or making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building unless otherwise agreed in writing by the Local Planning Authority.



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 Saved Policy GEN3 and Appendix 2 of the Three Rivers Local Plan 1996 - 2011.


C4
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 as amended by the Town and Country Planning (General Permitted Development) (Amendment No 2) Order 2008, no windows/dormer windows or similar openings [other than those expressly authorised by this permission] shall be constructed in the elevations or roof slopes of the 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 Saved Policy GEN3 and Appendix 2 of the Three Rivers Local Plan 1996 - 2011.


C5
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 or (any Order revoking or re-enacting that Order with or without modification) as amended by the Town and Country Planning (General Permitted Development (Amendment No 2) Order 2008 (or any order revoking and re-enacting that order (with or without modification) the garage shall be retained primarily for the garaging of private cars. No alterations shall be carried out to the garage such as to prevent its use for garaging private cars.



Reason: In the interests of the visual amenities of the area and to ensure that on site car parking provision is maintained to avoid the standing of vehicles on the adjoining highway to the detriment of safety and the free flow of traffic thereon. In accordance with Policies CP1, CP10 and CP12 of the Core Strategy and Saved Policies GEN3, C2, T8 and Appendices 2 and 3 of the Three Rivers Local Plan 1996-2011. 


C6
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority.



The protective measures, including fencing, shall be undertaken in accordance with the approved scheme before any equipment, machinery or materials are brought on to the site for the purposes of development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made, without the written consent of the Local Planning Authority. No fires shall be lit or liquids disposed of within 10.0m of an area designated as being fenced off or otherwise protected in the approved scheme.



Reason: To protect the visual amenities of the trees, area and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (Adopted October 2011) and Saved Policies N15, N16 and D6 of the Three Rivers Local Plan 1996 – 2011 and Policies CP1 and CP12 of the Core Strategy (Adopted October 2011).


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 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.



Reason: 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 Saved Policies N15, N16 and D6 of the Three Rivers Local Plan 1996 – 2011.


INFORMATIVES:


I1
Given the site circumstances, including the development on adjoining site(s), and the provisions of Policies CP1, CP10, CP9 and CP12 of the Core Strategy and Saved Policies GEN3, C2, N1, N3, N15, N16, D6, T8 and Appendices 2 and 3 of the Three Rivers Local Plan 1996-2011 (adopted 2001), the proposed extension (subject to the conditions attached to this permission) would not have a significant adverse afferent on streetscene or the residential amenities of any neighbouring properties or otherwise result in demonstrable harm.


I2
With regard to implementing this permission, the applicant is advised as follows:

 

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



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



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


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
All works within or to existing roof spaces must proceed with caution as bats may be present. Bats are protected from disturbance under UK & European law, and if they are found all works in that area are to stop immediately and advice sought as to how to proceed from either of the following organisations:



Natural England 01206 796666



UK Bat Helpline 0845 1300228



(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 the Herts Biological Records Centre on 01992 555220).


I5
The applicant is reminded that any alterations to the existing driveway including alterations to the existing land levels may require further planning permission.


I6
The applicant is reminded that the provisions of the Party Wall Act may need to be satisfied before development commences. 
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