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  14/0945/FUL - Conversion of the original Long Island Exchange building to 8 apartments including alterations to the roof.  Demolition of the existing hotel extension and the construction of 25 apartments and 4 houses with associated access, car parking spaces, cycle storage, amenity space and landscaping works, at LONG ISLAND EXCHANGE, VICTORIA CLOSE, RICKMANSWORTH, HERTFORDSHIRE, WD3 4EQ, for Keay Homes (Long Island Exchange) Ltd


 (
(DCES)

	Parish:    Non-parished  
	Ward:    Rickmansworth Town  

	Expiry Statutory Period:    19 August 2014  
	Officer:    Claire Westwood  

	
	

	Recommendation:  ASK   \* MERGEFORMAT That Planning Permission is granted subject to conditions and the completion of a Section 106 Agreement.

	

	Reason for consideration by the Committee: Called in by 3 Members of Committee.


1.
Relevant Planning History
1.1
  12/1443/PREAPP - Demolition and clearance of the site and development of residential scheme comprising of 79 private flats and apartments and 44 affordable flats and apartments with associated parking (173 spaces), servicing and amenity space.  Response sent 31 August 2012.

1.2
12/1794/FUL - Demolition of existing hotel and restaurant and construction of 92 residential units comprising 87 apartments and 5 townhouses with associated accesses, parking spaces and communal amenity space.  Refused 21 December 2012 for the following reasons:


R1
The proposed development, by reason of its excessive height, width, scale, building to plot ratio, poor layout and siting, would be cramped and excessively dominant in the immediate streetscene and surrounding locality and would represent overdevelopment of the site, to the detriment of the visual amenities and character of the area and the residential amenities of future occupiers. This is contrary to Policies CP1, CP3 and CP12 of the Core Strategy, Saved Policy GEN3 and Appendix 2 of the Local Plan 1996-2011 and Policy DM1 and Appendix 2 of the Development Management Policies LDD (Proposed Submission Version).


R2
The proposed development, by reason of its scale, height, block-like appearance and design, would adversely affect views into and out of the adjacent Conservation Areas and the important spaces within them.  In particular, the proposal would adversely affect the setting of the Upper Nightingale Road Conservation Area, failing to comply with Policies CP1 and CP12 of the Core Strategy, Saved Policy C2 of the Three Rivers Local Plan 1996-2011 and Policy DM3 of the Development Management Policies LDD (Proposed Submission Version).


R3
The proposed development, by reason of its excessive scale, height and design, would be an overbearing and overdominant form of development that would result in loss of light and privacy to existing neighbouring properties, to the detriment of the residential amenities of their occupiers. This is contrary to Policies CP1 and CP12 of the Core Strategy, Saved Policy GEN3 and Appendix 2 of the Local Plan 1996-2011 and Policy DM1 and Appendix 2 of the Development Management Policies LDD (Proposed Submission Version).


R4
The proposed development fails to provide adequate parking and turning space for service, delivery and emergency vehicles. The application therefore fails to meet the requirements of Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Saved Policy T7 of the Three Rivers Local Plan 1996-2011.


R5
The proposed development fails to meet the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and SPD: Affordable Housing (approved June 2011) in that the scheme is for market dwellings and no contribution has been made towards the provision of affordable housing.


R6
The proposed development would result in a significant increase in demand for education, libraries, childcare facilities, youth facilities, open space/children’s play space and sustainable transport provision in the area. There is currently a shortage of these facilities in the area. The proposed development would exacerbate this situation and in the absence of an agreement under the provisions of Section 106 of Town and Country Planning Act 1990 fails to recognise the impact of the development upon these services.  The proposal would also attract a requirement for fire hydrant provision. The application therefore fails to meet the requirements of Policies PSP1, CP1, CP8 and CP10 of the Core Strategy (adopted October 2011), Saved Policies T7 and L10 of the Three Rivers Local Plan 1996-2011, Policy DM11 of the Development Management Policies LDD (Proposed Submission Version) and SPD: Open Space, Amenity and Children’s Playspace (adopted December 2007).

1.3
13/0480/FUL - Demolition of existing hotel and restaurant and construction of 65 residential units with associated accesses, basement parking and communal amenity space.  Refused 21 June 2013 for the following reasons:


R1
The proposed development, by reason of its excessive height, width, scale, bulk, building to plot ratio, poor layout and siting, would be cramped and excessively dominant in the immediate streetscene and surrounding locality and would represent an overdevelopment of the site, to the detriment of the visual amenities and character of the area and the residential amenities of future occupiers. This is contrary to Policies CP1, CP3 and CP12 of the Core Strategy (adopted October 2011), Saved Policy GEN3 and Appendix 2 of the Local Plan 1996-2011 and Policy DM1 and Appendix 2 of the Development Management Policies LDD (Proposed Submission Version).


R2
The proposed development, by reason of its scale, bulk, height and design, would adversely affect views into and out of the adjacent Conservation Areas and the important spaces within them.  In particular, the proposal would adversely affect the setting of the Upper Nightingale Road Conservation Area, failing to comply with Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Saved Policy C2 of the Three Rivers Local Plan 1996-2011 and Policy DM3 of the Development Management Policies LDD (Proposed Submission Version).


R3
The proposed development, by reason of its siting, height and design, would result in loss of privacy to existing neighbouring properties, to the detriment of the residential amenities of their occupiers. This is contrary to Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Saved Policy GEN3 and Appendix 2 of the Local Plan 1996-2011 and Policy DM1 and Appendix 2 of the Development Management Policies LDD (Proposed Submission Version).


R4
The proposed development fails to meet the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and SPD: Affordable Housing (approved June 2011) in that the scheme is for market dwellings and no contribution has been made towards the provision of affordable housing.


R5
The proposed development would result in a significant increase in demand for education, libraries, childcare facilities, youth facilities, open space/children’s play space and sustainable transport provision in the area. There is currently a shortage of these facilities in the area. The proposed development would exacerbate this situation and in the absence of an agreement under the provisions of Section 106 of Town and Country Planning Act 1990 fails to recognise the impact of the development upon these services.  The proposal would also attract a requirement for fire hydrant provision. The application therefore fails to meet the requirements of Policies PSP1, CP1, CP8 and CP10 of the Core Strategy (adopted October 2011), Saved Policies T7 and L10 of the Three Rivers Local Plan 1996-2011, Policy DM11 of the Development Management Policies LDD (Proposed Submission Version) and SPD: Open Space, Amenity and Children’s Playspace (adopted December 2007).

1.4
An appeal against the refusal of planning permission 13/0480/FUL was dismissed on 1 April 2014.   Long Island was not designated as a Locally Important Building when planning permission 13/0480/FUL was refused, however, it was added to the Council’s Local List before the appeal decision was issued.  The Planning Inspector commented that;

53. There is a potential tension between the fact that the Long Island Exchange Hotel was added to the Council’s list of Locally Important Buildings in July 2013, but the Council’s Site Allocations Development Plan Document (SADPD) which allocates specific sites to meet its development needs relies upon the appeal site for the provision of 50 dwellings. Further the SADPD was submitted for examination in October 2013. Nevertheless, the proposed loss of the Locally Important Building would be in conflict with Policy DM3 of the Development Management Policies LDD, which encourages the retention of Locally Important Buildings.

54. The National Planning Policy Framework (NPPF) at paragraph 135 states that: The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that affect directly or indirectly non designated heritage assets, a balanced judgement will be required having regard to the scale of harm or loss and the significance of the heritage asset. 

55. In this case, given that I have already concluded that there is sufficient reason to dismiss the appeal, it follows that the appeal scheme would not justify the loss of this non-designated heritage asset.
1.5
13/2277/FUL - Demolition of existing hotel and restaurant and the construction of 31 residential units, with associated parking and communal amenity space.  Refused 4 April 2014 for the following reasons:


R1
The existing Locally Important Building by reason of its historical and architectural merit makes a significant contribution to the local scene.  The proposal would involve the loss of a Locally Important Building which would adversely affect the character and appearance of the local scene and be contrary to Policy CP12 of the Core Strategy (adopted October 2011), Policy DM3 of the Development Management Policies LDD (adopted July 2013) and the NPPF


R2
The proposed development fails to meet the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and SPD: Affordable Housing (approved June 2011). The scheme is for market dwellings, no contribution has been made towards the provision of affordable housing and no satisfactory section 106 has been completed which contains an accepted mechanism ensuring that there is an updated appraisal of financial performance immediately before the development is substantially commenced to assess whether a commuted sum should apply to make up the under provision.

R3
The proposed development would result in a significant increase in demand for education, libraries, childcare facilities, youth facilities, open space/children's play space and sustainable transport provision in the area. There is currently a shortage of these facilities in the area. The proposed development would exacerbate this situation and in the absence of an agreement under the provisions of Section 106 of Town and Country Planning Act 1990 fails to recognise the impact of the development upon these services.  The proposal would also attract a requirement for fire hydrant provision. The application therefore fails to meet the requirements of Policies PSP1, CP1, CP8 and CP10 of the Core Strategy (adopted October 2011), Policy DM11 of the Development Management Policies LDD (adopted July 2013) and SPD: Open Space, Amenity and Children's Playspace (adopted December 2007).
1.6
An appeal has been lodged against the refusal of planning application 13/2277/FUL and this is currently pending consideration.

2.
Site Description

2.1
The site comprises an existing hotel with restaurant and bar and has an area of 0.51 ha. The original building sited towards the south eastern corner of the site dates from 1887 and is painted / rendered white. It is two storey with a pitched roof and a maximum height of approximately 10m. There is a substantial late 20th century three storey extension that extends rearwards into the centre of the site, consisting of brick and cladding. This extension has a pitched roof with a maximum height of approximately 11m.  

2.2
On the 23 July 2013 the Long Island Exchange Hotel was added to the Council’s List of Locally Important Buildings.  The Local Listing report identifies that;
· The architectural interest of the building is considerable.
· The historical interest of the building is substantial due to the musical history connected to it.  
2.3
The site is accessed via Victoria Close to the east leading from the A404 Chorleywood Road. The site is also bounded by the A412 Rectory Road to the south; a dual carriageway set at a considerably lower level that rises from west to east. There is no existing access from Nightingale Place to the west.

2.4
Residential development exists to the north and west along Nightingale Road and Nightingale Place. These residential properties predominantly consist of two storey detached and semi detached dwellings, although some have accommodation in the roofspace and Priory Lodge at the end of Nightingale Place is a three storey flatted development.

2.5
To the north east is a garage with a service area and car wash along Victoria Close; this removes the top corner from an otherwise roughly square site. 

2.6
There are four / five storey office developments with undercroft parking on the opposite side of Rectory Road, fronting the roundabout.

2.7
The site lies in close proximity to Rickmansworth railway station with the Metropolitan railway line running approximately 15m beyond the south west corner of the site. The area is also well served by bus services to the south / south west, as well as the M25 to the west. Rickmansworth Town Centre is within walking distance via a subway under Rectory Road.

2.8
The site lies adjacent to the Upper Nightingale Road Conservation Area to the north and Rickmansworth Conservation Area is sited approximately 100m to the south. The adjacent land to the east lies within the Metropolitan Green Belt.

2.9
The site predominantly consists of hardstanding but does contain some protected trees. The land levels slope up from south to north and slightly from west to east. The site is allocated as a potential housing site in the Site Allocations document (Main Modifications Consultation, January 2014).

3.
Description of Proposed Development
3.1
In summary, p  lanning permission is sought for the partial demolition of the Long Island Exchange building.  It is proposed to retain parts of the façade of the original building (as detailed on plan 017), although the roof would be replaced, with gables reintroduced to the Rectory Road frontage.  The existing extensions to the rear of the building would be demolished.  The development would provide a mixture of flats and dwelling houses and would consist of 3 separate blocks of accommodation.  The retained building would be converted into 15 units (Block A).  A second flatted block containing 18 units (Block B) would be constructed to the south-west of the site with 4 houses (Block C) fronting Nightingale Place.  A total of 37 units are proposed.  Associated access, car parking spaces, cycle storage, amenity space and landscaping works are also proposed.
3.2
Block A would occupy the south-east corner of the site on the corner of Rectory Road and Victoria Close and would provide 15 flats.  It would include the southern (Rectory Road) and majority of the eastern (Victoria Close) facades of the original Long Island Exchange which are proposed to be retained.  Block A would be extended to the north-west of the retained facades, 8 flats would be provided within the original retained part and 7 within the rear extension.  Block A would have a maximum depth (north – south) of approximately 31 metres and maximum width (east – west) of approximately 27 metres.  Block A would be three storeys in height with a maximum height of approximately 11.2 metres.  Whilst the southern and eastern facades of the original building are proposed to be retained, a replacement roof is proposed which would include a double gable feature to the southern (Rectory Road) frontage.  Historic photos of the original Long Island Exchange illustrate that the original building included gables to this elevation.  The second floor level accommodation would be served by windows within the gable ends and rooflights within the pitched elements of the roof slopes.  Block A is accessed via a pedestrian route leading from Victoria Close.

3.3
In relation to Block A the submitted Design and Access Statement states;


“The elevations will be repaired as required to match, and the windows will be replaced utlising the existing openings.  Extensions that have been added at a later date will be removed and the building restored to its previous state.  The introduction of the gables to the front elevation is a sympathetic replication of the original building”
3.4
Block B would front onto Rectory Road and would be sited over a basement providing 22 car parking spaces and 16 cycle storage spaces.  Vehicles would access the basement car park via a ramp to the building’s eastern elevation.  An internal staircase would provide access for residents up into the main core of the building.  Block B would include three residential storeys above the basement and would contain 18 flats.  The building would be orientated with its front elevation facing north into the site and its rear elevation facing south to Rectory Road, this reduces the number of windows to the flank elevations facing Block A and neighbouring Priory Lodge to the west.  The main roof would be hipped with two ridges running west to east separated by a valley section running north to south.  Two gable features are proposed to the southern elevation fronting Rectory Road.  The building would have a maximum height of approximately 13.7 metres.  The building would be accessed from the northern elevation.
3.5
Vehicle access to Blocks A and B would be via the existing access from Victoria Close which would be amended.  The access would lead to the basement ramp serving Block B and a surface level car park to the north-east of the site (rear of the adjacent garage) which would provide a further 25 car parking spaces.  A total of 47 car parking spaces are proposed to serve the flatted blocks.  A refuse store is also illustrated adjacent to the surface level car park.  Blocks A and B would be surrounded by hard and soft landscaping providing communal amenity space for occupiers; the submitted plans indicate that contrasting materials would be used to demark the pedestrian hard surfaced areas from vehicular access and parking areas.  The ground floor units in Blocks A and B would benefit from small private amenity areas, with upper floor units in Block B benefiting from small balconies.
3.6
In terms of materials, the submitted Design and Access Statement advises that plum/cherry brick is proposed throughout the scheme on new build elements to reflect the predominant materials used in the adjacent Conservation Area.  Interest would be added to the brick facades with stone cills and wall hung tiles.  Inset balconies to the upper floors provide relief and add interest with glass balustrades and Juliete balconies at lower floors.
3.7
Block C comprises 4 x five bedroom three storey semi-detached dwellings with garages fronting onto and accessed from Nightingale Place.  Block C would have a maximum height of 10 metres.  The two pairs of semi-detached dwellings would be attached via the two garages of the central dwellings.  Unit 1 to the north of the group would have an attached garage sited close to the boundary with No’s. 76 and 78 Nightingale Road.  Unit 4 to the south of the group would have a detached garage set forward of the dwellings with its flank elevation sited roughly parallel to Nightingale Place.  Each of the 4 dwellings would benefit from a private rear garden enclosed by a 2 metre high brick wall.

3.8
The Design and Access Statement comments that Block C has been designed to create familiar forms to bring symmetry to the street frontages in a similar way to the other buildings in the nearby streets.  Materials have been drawn from the character of the area.

3.9
In total, 37 residential units are proposed.  None of the units are proposed to be affordable.  The proposed mix of residential units is:

	
	Block A
	Block B
	Block C

	1 bed
	6
	-
	-

	2 bed
	5
	18
	-

	2 bed + study
	4
	-
	-

	5 bed
	-
	-
	4

	Total
	15
	18
	4


3.10
The application is accompanied by a Design and Access Statement, Planning Statement, Transport Statement, Viability Evidence, Draft S106 Agreement, Heritage Impact Assessment, Significance Assessment, Local Biodiversity Checklist, Ecology Survey, Bat Survey Report, Tree Survey Report, Vibration Assessment, Land Contamination Statement, Noise Report, Flood Risk and Drainage Assessment, Energy and Sustainability Statement and C-Plan Sustainability Checklist and Energy Statement.

4.
Consultation
4.1
Statutory   Consultation
4.1.1
 ASK   \* MERGEFORMAT HCC Spatial and Land Use Planning Minerals and Waste Team – Should the District Council be mindful of permitting this application, a number of detailed matters should be given careful consideration.  The County Council seeks to promote the sustainable management of waste in the County and encourages Districts and Boroughs to have regard to the potential for minimising waste generated by development.  The Department for Communities and Local Government highlights the need for Local Planning Authorities ‘to help to contribute to delivering the waste hierarchy’ in the Guidance for Local Planning Authorities on implementing planning requirements of the European Union Waste Framework Directive (2998/98/EC).

This includes encouraging re-use of unavoidable waste where possible and the use of recycled materials where appropriate to the construction.  In particular you are referred to the following policies of the Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document, 2012 which forms part of the Development Plan for the purpose of section 54A of the Town and Country Planning Act (1990) as amended.  The policies that relate to this proposal are:


Policy 1: Strategy for the Provision of Waste Management Facilities


Policy 1a: Presumption in Favour of Sustainable Development


Policy 2: Waste Prevention and Reduction


Policy 12: Sustainable Design, Construction and Demolition


In determining the application the District Council is urged to pay due regard to these policies and ensure their objectives are met.  Many of the Policy requirements can be met through the imposition of conditions.


Waste Policy 12: Sustainable Design, Construction and Demolition requires all relevant construction projects to be supported by a Site Waste Management Plan (SWMP).  This aims to reduce the amount of waste produced on site and should contain information including types of waste removed from the site and where that waste is being taken to.  SWMPs should be passed onto the Waste Planning Authority to collate the data.
4.1.2 Conservation Officer – Originally a pair of Victorian villas built in 1887 the Long Island Hotel and Exchange (LIEH) occupies a prominent site opposite Rickmansworth Station on the corner of Rectory Road and Victoria Close. The site is located between Rickmansworth Conservation Area and Upper Nightingale Road Conservation Area. The building has been extensively extended and altered. Previous additions include the addition of a three storey rear extension in the latter half of the 20th Century. LIEH was added to TRDC’s list of Locally Important Buildings in July 2013. 

Policy DM3 (the Historic Environment) of the adopted Development Management Policies LDD (2013) sets out the criteria that proposed development affecting Conservation Areas and Locally Important Buildings will be considered against. The policy states (point F) that development outside but near to a conservation area will not be granted permission if it adversely affects the setting, character, appearance of or views in to or out of that Conservation Area.  Policy DM3 states (point H) that the council will encourage the retention of Locally Important Buildings and goes on to state that planning permission will only be granted where historic or architectural features are retained or enhanced.

The current application proposes; retaining and converting the 19th Century parts of the LIEH to form 8 apartments; alterations to the façade facing Rectory Road that would lead to the recreation of the original twin gabled frontage that was lost at some point in the 20th Century and; demolition of the extensive 20th Century rear extensions. Importantly the current proposals retain the 19th Century elements of LIEH that have architectural and historic significance at a local level. Conservation Officers do not object to the proposed conversion of the 19th Century building into flats provided appropriate materials (windows etc) are used. Conservation Officers also do not objection to the loss of the 20th Century extension. 

Provided appropriate materials are used there is no objection to the recreation of a twin gabled frontage to the façade facing Rectory Road. Although of different proportions to original twin gables, illustrated in various early photographs of the property, the proposed twin gables do help to restore the original architectural character and appearance of the building. 

Conservation Officers do not have any objections to the principal of the design and appearance of the new build elements of this scheme. In terms of density and design the scheme proposed by this application is a considerable improvement over previously submitted schemes. The new build elements and proposed scheme generally will sit comfortably between the two adjacent Conservation Areas (Rickmansworth and Upper Nightingale) and, provided the new builds are sympathetically finished with appropriate materials, it is unlikely the scheme would have a significant detrimental impact on the character or appearance of either Conservation Area; therefore Conservation Officers believe the proposals are acceptable when consider against the criteria for development adjacent to Conservation Areas set out in Policy DM3.  

4.1.3 Environmental Health Officer – No comments received.
4.1.4 Environment Agency – Thank you for consulting us on the above application. We request that you use our Flood Risk Standing Advice to assess surface water flood risk/drainage for this site and add the condition at the end of this letter to any planning permission granted. 

Advice to LPA on flood risk: You should use our Flood Risk Standing Advice (FRSA) regarding flood risk for this application. This site is in Flood Zone 1 and is under a hectare. Therefore cell F5 of the consultation matrix applies.   The main flood risk issue at this site is the management of surface water run-off and ensuring that drainage from the development does not increase flood risk either on-site or elsewhere.  We recommend you use the surface water management good practice advice in cell F5 to ensure sustainable surface water management is achieved as part of the development.  If you have identified drainage problems at this site through your Strategic Flood Risk Assessment, you may want to request a formal Flood Risk Assessment from the applicant.

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

Reason: The site is located in Source Protection Zone 1, an area of highly vulnerable groundwater that directly provides public drinking water. The preliminary risk assessment provided by the applicant has not identified any contamination, but no assessment is able to fully characterise a site, so this condition will ensure any previously unidentified contamination can be adequately addressed.  This condition is in line with your Development Management policies DM8 (Flood Risk and Water Resources) and DM9 (Contamination and Pollution Control).
4.1.5 Environmental Protection – No comments received.
4.1.6 Fire Protection Officer – We have examined the application and make the following comments:

ACCESS AND FACILITIES:
1. Access for fire fighting vehicles should be in accordance with The Building Regulations 2000 Approved Document B (ADB), section B5, sub-section 16 with particular reference to 16.2 and 16.3.
2. Access routes for Hertfordshire Fire and Rescue Service vehicles should achieve a minimum carrying capacity of 15 tonnes.

3. Turning facilities should be provided in any dead-end route that is more than 20m long. This can be achieved by a hammer head or a turning circle designed on the basis of Table 20 in section B5.
WATER SUPPLIES:

4. Water supplies should be provided in accordance with BS 9999.

5. This authority would consider the following hydrant provision adequate:

Not more than 60m from an entry to any building on the site.

Not more than 120m apart for residential developments or 90m apart for commercial developments.

Preferably immediately adjacent to roadways or hard-standing facilities provided for fire service appliances.

Not less than 6m from the building or risk so that they remain usable during a fire.

Hydrants should be provided in accordance with BS 750 and be capable of providing an appropriate flow in accordance with National Guidance documents.

Where no piped water is available, or there is insufficient pressure and flow in the water main, or an alternative arrangement is proposed, the alternative source of supply should be provided in accordance with ADB Vol 2, Section B5, Sub section 15.8.

6. In addition, buildings fitted with fire mains must have a suitable hydrant

sited within 18m of the hard standing facility provided for the fire service  pumping appliance.

The comments made by this Fire Authority do not prejudice any further requirements that may be necessary to comply with the Building Regulations.
4.1.7 National Grid – National Grid has identified that it has apparatus in the vicinity which may be affected by the activities specified.  Due to the presence of National Grid apparatus in proximity to the specified area, the contractor should contact National Grid before any works are carried out to ensure National Grid apparatus is not affected by any of the proposed works.
4.1.8 Herts Archaeology – No comments received.
4.1.9 Hertfordshire Highways – Notice is given under article 16 of the Town and Country Planning (Development Management Procedure) (England) Order 2010 that the Hertfordshire County Council as Highway Authority does not wish to restrict the grant of permission subject to the following conditions: 

Condition (parking and manoeuvring):- The development shall not begin until full details of the layout, construction and operation of the proposed vehicle parking, garaging and manoeuvring areas have been submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to first occupation of the development and permanently maintained thereafter, unless otherwise agreed in writing by the Local Planning Authority. 

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

Condition (surface water disposal):- The development shall not begin until details of the disposal of surface water from the access and parking areas have been submitted to and approved in writing by the Local Planning Authority. The proposed access arrangements shall not be brought into use until the works for the disposal of surface water have been constructed in accordance with the approved details. 

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

Condition (construction management proposals):- The development shall not begin until construction management details have been submitted to and approved in writing by the Local Planning Authority. The details should be submitted in the form of a Construction Management Plan and identify all proposed areas for contractors and delivery vehicle parking, manoeuvring and material storage. Construction vehicle routing to and from the site, proposed wheel washing and dust extraction facilities should also be identified. 

Reason:- In order 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).

Condition (construction management implementation):- The proposals identified in the approved Construction Management Plan shall be implemented throughout the full construction period. The development shall not be occupied until the successful implementation of the Construction Management Plan has been confirmed by the Local Planning Authority. 

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

Informative: All works required to be undertaken on the adjoining Highway will require an Agreement with the Highway Authority. Before commencing the development the applicant shall contact HCC Highways Development Management, County Hall, Pegs Lane, Hertford, SG13 8DN to obtain their permission and requirements. This is to ensure any work undertaken in the highway is constructed in accordance with the Highway Authority’s specification and by a contractor who is authorised to work in the public highway. 

The applicant should be advised that this development would attract a sustainable transport planning obligation contribution of £35,500 derived in accordance with the document 'Planning Obligations Guidance - Toolkit for Hertfordshire (Hertfordshire County Council's requirements)' which can be downloaded at http://www.hertsdirect.org/your-council/hcc/resandperf/hertsprop/planningobs/. This consists of a ‘first strand’ contribution of £16,000 towards the upgrading of bus stops in the area, including the provision of easy access kerbing. It would also contain a ‘second strand’ planning obligation contribution of £19,500 towards traffic safety and sustainable transport proposals identified in the South West Hertfordshire Transport Plan, SW Hertfordshire Cycling Strategy and subsequent transport plans. 

This Application proposes the conversion of the existing hotel to residential use and the construction of 29 additional dwellings on the site. Vehicular access is proposed from Victoria Close and Nightingale Place and the refuse collection regime currently operated on both roads is identified to be retained. The volume of traffic generation from the proposed development is not anticipated to compromise the safe passage of traffic along the adjacent highway network. 

The proposed access arrangements onto Nightingale Place are proposed with an impermeable surface and details of how it is proposed to prevent surface water (from the proposed parking areas) draining across the adjacent footways must be provided. 

The vehicle garaging arrangements accessed from this road are not considered to be functional due to the inward opening of the side doors and the proposed layouts should be revised and submitted for approval. 

(Note: Amended plans have been submitted to address this point, these show the garage doors to be opening into the dwellings and therefore not restricting parking space within the garages).
The Highway Authority acknowledges the good access to the Rickmansworth rail station and the potential for travel by this mode during peak travel times. However, improvements to the local infrastructure should be supported to promote alternative sustainable travel modes. Therefore, whilst there are no fundamental objections raised by the Highway Authority they request that any granting of permission is subject to the conditions suggested above.

4.1.10 Health and Community Services – No comments received.
4.1.11 Hertfordshire Ecology – No comments received.
4.1.12 Housing Strategy – No comments received.
4.1.13 Housing Needs – For any new builds we would like to receive the appropriate amount of affordable units especially as there are 37 new units being built. The demand for 1-bed and 2-bedroom properties is high in TRDC, so if the plan is to build 8x1-bed and 25 x 2-bed properties, a percentage of these would certainly meet current demands.  Hopefully the viability assessment determines that we can receive properties if planning agreed.  
4.1.14 Leisure Manager – No comments received.
4.1.15 Local Plans Section – The Spatial Strategy set out in the adopted Core Strategy (2011) defines Rickmansworth as the Principal Town in Three Rivers and states that new development will be directed towards previously developed land and appropriate infilling opportunities within the Principal Town and Key Centres. Policy PSP1 supports the delivery of the Spatial Strategy by outlining what development will be acceptable in Rickmansworth. Policy PSP1 states that the focus of future development in Rickmansworth will predominantly be on previously developed sites within the urban area.

The Long Island Exchange Site is located close to Rickmansworth town centre opposite the Railway Station. The site has good access to public transport, shops and services and is therefore considered to be in a sustainable location. 

Local Plans have no objection, in principle, to the redevelopment of Long Island Exchange for residential use. However we do have concerns about the provision of affordable housing and the proposed housing mix. 

The Site Allocations Submission Document (Main Modifications version January 2014) identifies Long Island Exchange as a potential housing site (site H(20)) with an indicative capacity of 50 dwellings which representative of an indicative density of 85 dwellings per hectare (dph) on site of 0.59ha (full site). The site has an indicative phasing of 2016-2020. It should be noted that the Site Allocations Local Development Document (LDD) has not yet been adopted. The document was examined by a Planning Inspector in October 2013 and the Council consulted on main modifications in between January and March 2014. 

Policy SA1 of the Site Allocations document sets out that sites should be developed at an overall capacity which accords generally with the dwelling capacity. The submitted application (14/0945/FUL) proposes 37 dwellings on a slightly smaller site (0.52ha). This equates to a density of approximately 71dph. To retain a density of approximately 85dph applications would need to propose approximately 44 units. Although below the indicative capacity set out in the SALDD we have no objection to the proposed number of dwellings.

Policy CP3 of the adopted Core Strategy states that the Council will promote high quality development that respects the character of the District while catering from a range of housing needs. In respect of housing density, until the production of a District wide Design Guide Supplementary Planning Document, each proposal will be considered on its own merits taking into account existing density levels in residential areas and the need to promote higher density in locations that are highly accessible to public transport. The application submitted proposes a density of 71 dwellings per hectare (37 units on 0.52 ha) which is considered appropriate in this location. 

Policy CP3 also sets out the proportions that should form the basis for housing mix in development proposals submitted to Three Rivers District Council. Proposals should broadly be for 30% 1-bed units, 35% 2-bed units, 34% 3-bed units and 1% 4+bed units. The application submitted would provide 22% 1-bed units, 67% 2-bed units, 0% 3-bed units and 11% 5 bed-units. The proposed housing mix is not in accordance with Policy CP3 which seeks a higher percentage of 1 and 3 bed units and a lower percentage of 2 and 4+ bed units. 

Policy CP4 of the adopted Core Strategy requires 45% of new housing to be provided as Affordable Housing, unless it can be clearly demonstrated with financial evidence that this is not viable. As a guide the tenure split should be 70% social rented and 30% intermediate.  To be in accordance with the policy the application submitted should provide approximately 17 Affordable units (45%) split between social rented (12 units) and intermediate (5 units). The submitted application does not make any provision for affordable housing. However Local Plans are aware that a viability assessment has been submitted for consideration and that the applicant has expressed a willingness to discuss this matter further with the Council on receipt of a review of the viability assessment.  

Provided the above matters can be resolved and provided that the proposals are in accordance with other relevant planning policies (e.g. parking, design, historic environment etc) there is no Local Plans objection to the proposed redevelopment of the Long Island Exchange for residential use.  
4.1.16 London Underground Limited – Though we have no objection in principle to the proposed works at the location above we ask that the following condition is added to any planning permission granted: 

- Provide details of piling 

- Provide details on the use of tall plant 

Reason: To ensure that the development does not impact on existing London Underground transport infrastructure, in accordance with London Plan 2011 Table 6.1 and ‘Land for Industry and Transport’ Supplementary Planning Guidance 2012 

The applicant is advised to contact London Underground Infrastructure Protection in advance of preparation of final design and associated method statements, in particular with regard to: piling and use of tall plant.
4.1.17 Network Rail – Network Rail has no comments to make as this is in proximity to an LUL line.
4.1.18 NHS Health Authority – If this development goes ahead it will generate circa 86 new registrations for GP surgeries in the surrounding area.  The following surgeries are the closest to the potential development.  

 
	Gade House Surgery
	1 mile
	Very constrained

	Colne Practice
	1 mile
	Has capacity

	New Road Surgery
	1.7 miles
	Constrained

	Baldwins Lane Surgery
	2.1 miles
	Borderline constrained

	Chorleywood Health Centre
	2.8 miles
	Has capacity


 
Gade House and Colne Practice share the same building and are closest to the proposed development.  You will see that Gade House is what is termed as very constrained.  ‘Constrained’ means a practice working to over-capacity for the size of their premises and the clinical space available to provide the required services to their patients.  A Practice in this situation would usually need to be re-configured, extended or even relocated to absorb a significant number of new registrations and we would normally request a S106 contribution.  

 

The other practice in that building however does have the capacity to absorb the additional registrations if the application is successful.  Likewise Chorleywood Health Centre also has capacity although that is a challenging drive through Rickmansworth to access the surgery and the furthest from the development.  

 

I would also point out that only one reasonably easily accessible surgery (Colne Practice) with capacity does not mean that all, or even a high percentage, of the new residents of the proposed development will register there.   Patients are at liberty to choose which GP practice to register with and NHS England cannot prescribe which surgery patients should attend.  That means an unknown quantity of the circa 86 new registrations could apply to join other practices nearby which would benefit from a S106 contribution to support them to maintain services with an increased patient list size due to this development.  

 

However, given that one of the closest surgeries does have capacity and we cannot know at this stage to what effect the constrained surgeries may be affected by the development, I suspect I will be unable to evidence a case for requesting a S106 contribution to healthcare sufficient to withstand any potential objections.

4.1.19 Primary Care Trust – No comments received.
4.1.20 Herts Constabulary – Thank you for referring the new application to us. I have examined the DAS and other documents and would just reiterate the comments made in my letter of 16 January 2014 under planning reference 13/2277/FUL.
Comments for 13/2277/FUL:

I will be looking for this development to be designed and constructed to SBD standards. Details of the SBD requirements for New Homes 2010 can be found on the website www.securedbydesign.com and I will be looking for a completed application form.

I have read Paragraph 10 of the Design and Access Statement and am delighted to see the mention of SBD and the changes following my previous letters.  I do have a concern about the proposed pedestrian link from Victoria Close as it would seem it does not go through to Nightingale Place and there is the potential for residents to make a “desire line” path from the rear of the site and thence along the Rectory Road frontage to the station and Victoria Close. My view would be that any fencing around the houses and their gardens should make it clear there is no entry to the flats via the gardens of the houses.

I am not clear on the height of the fencing and perhaps this could be metal railings along the walkway to Victoria Close, and 1.8 meter timber close boarded fencing around the houses and along any boundary of the site with Nightingale Place perhaps backed by planting of something like Hawthorn, Holly or Pyracantha to promote privacy and security.

I have the following additional recommendations:


1.
All the front doors to individual flats to be to PAS 24-2012 standards with any glazing in  or around the doors to have glazing  with one pane of glass which has  6.4mm lamination. Similarly all front and other doors to the houses to be to PAS24-2012 with the same stipulation regarding glazing.


2.
All ground floor and accessible windows to be to PAS24-2012. The balcony window must also comply with SBD standards to ensure the safety of residents. All glazing on ground floor and accessible windows to have glazing with one pane of glass which has 6.4mm lamination. Again ground floor and accessible windows to house must be to PAS24-2012 with the same stipulation for glazing.


3.
All external communal doors which will have access control to be to STS202 BR2 standards with any glazing to having one pane of glass with 6.4mm lamination. Any fire doors to be to either STS202 BR2 or LPS1175 SR2 standards but without the access control.


4.
Our reason for asking for laminated glass in all windows is that we have noticed burglary entry is not through the more secure doors it is through windows which are now more vulnerable, and we would like to prevent as many burglaries as possible.


5.
I note each block will have internal post boxes located in each lobby, with a second access controlled door preventing access to the main residential portions.


6.
I note the defensible planting proposed for the windows on the ground floor.


7.
I will be looking for the cycle storage to be secure with perhaps a digital lock, although I note there is only one storage area shown for the whole site, could this be confirmed please.


8.
I will be looking for all utility meters to be either read remotely or outside the blocks and houses so we can remove the possibility of distraction burglary from resident’s minds.


9.
I am very pleased to see changes to the underground car park and I would just ask that the bi-fold gates be to LPS1175 SR2 standards.


10.
I would like to see a Lux plan for the development in due course.

4.1.21 Rickmansworth Chamber of Business and Commerce – No comments received.
4.1.22 Sport England – Sport England does not wish to comment on this particular application. 

4.1.23 Sustrans – No comments received.
4.1.24 Thames Water –

Waste Comments: Thames Water would advise that with regard to sewerage infrastructure capacity, we would not have any objection to the above planning application.

Surface Water Drainage: With regard to surface water drainage it is the responsibility of a developer to make proper 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 0845 850 2777. Reason - to ensure that the surface water discharge from the site shall not be detrimental to the existing sewerage system. 
Water Comments: With regard to water supply, this comes within the area covered by the Affinity Water Company. 

4.1.25 Landscape Officer – I hold no objections to the proposals and refer to my previous comments made on the 12/02/2014 for the application 13/2277/FUL. These comments will also apply here (see below).

‘I concur with the findings within the tree survey report by Patrick Stileman dated 22/08/12. A number of the categorised boundary trees, as stated in BS 5837:2012 Trees in relation to design, demolition and construction- Recommendations, on the site can be incorporated into the development. I note that tree T36 the protected Larch is also to be retained and incorporated into the development.’


The following conditions are to be applied

No felling or lopping

No trees, hedgerows or shrubs within the curtilage of the site, except those shown on the approved plan(s) or otherwise clearly indicated in the approved details as being removed, shall be felled, lopped or pruned, nor shall any roots be removed or pruned without the prior consent of the Local Planning Authority during development and for a period of five years after completion of the development hereby approved. Any topping or lopping approved shall be carried out in accordance with BS: 3998 (2010) ‘Tree work - Recommendations’. Any trees, hedgerows or shrubs removed or which die or become dangerous, damaged or diseased before the end of a period of five years after completion of the development hereby approved shall be replaced with new trees, hedging or shrub species (of such size species and in such number and position as maybe agreed in writing), before the end of the first available planting season (1st October to 31st March) following their loss or removal.
Reason: The existing trees/hedgerows/shrubs represent an important public visual amenity in the area and should be protected in accordance with the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

Tree protection scheme- Details
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with 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 Policy DM6 of the Development Management Policies LDD (adopted July 2013).

Landscaping – Details

No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.

All hard landscaping works required by the approved scheme shall be carried out and completed prior to the first occupation of the development hereby permitted. All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed before development commences and shall be maintained including the replacement of any trees or plants which die are removed or become seriously damaged or diseased in the next planting season with others of a similar size or species, unless the Local Planning Authority gives written consent to any variation for a period for five years from the date of the approved scheme was completed.

Reason: In the interests of visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
Landscape Management
All soft landscaping works required by the approved scheme shall be carried out in accordance with the approved scheme and shall be maintained including the replacement of any trees or plants which die are removed or become seriously damaged or diseased in the next planting season with others of a similar size or species, unless the Local Planning Authority gives written consent to any variation for a period for five years from the date of the approved scheme was completed.

Reason: In the interests of visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
4.1.26 Affinity Water – Thank you for notification of the above planning application. Planning applications are referred to us where our input on issues relating to water quality or quantity may be required.

You should be aware that the proposed development site is located close to or within an Environment Agency defined groundwater Source Protection Zone (GPZ) corresponding to Batchworth Pumping Station. This is a public water supply, comprising a number of Chalk abstraction boreholes, operated by Affinity Water Ltd.

The construction works and operation of the proposed development site should be done in accordance with the relevant British Standards and Best Management Practices, thereby significantly reducing the groundwater pollution risk. It should be noted that the construction works may exacerbate any existing pollution. If any pollution is found at the sites then the appropriate monitoring and remediation methods will need to be undertaken.

For further information we refer you to CIRIA Publication C532 "Control of water pollution from construction - guidance for consultants and contractors".

4.1.27 Valuers Department – No comments received.
4.1.28 Herts. and Middlesex Wildlife Trust – No comments received.
4.1.29
TRDC Traffic Engineer – Access arrangements for this proposed development do not appear to require changes to on-street parking controls, as all entrances are positioned within existing "no waiting" or "no waiting at any time" restrictions. It should be noted that newly built properties will not qualify for parking permits in the surrounding Controlled Parking Zone.

4.1.30
HCC Property Services – I am writing in respect of planning obligations sought towards education, library and fire and rescue services to minimise the impact of development on Hertfordshire County Council Services for the local community. 
 

Based on the information to date for a development involving the erection of thirty three open-market apartments (6 x 1-bed, 23 x 2-bed and 4 x 3-bed) and 4 x 5+bedroom bedroom open market houses we would seek the following financial contributions and provision, as set out within HCC's Planning Obligations Toolkit. 
 

Please note, if the size, number or tenure of any of the dwellings changes this response and the figures below will need to be reviewed. 
 

Financial  Contributions
 

Primary Education £43,662
Secondary Education £39,850
Youth £901
Libraries £5,145
 

All calculations are based on PUBSEC index 175 and will be subject to indexation.
 

Provision
 

Fire hydrant provision is also sought and should be secured by the standard form of words in a planning obligation.
 

Justification
 

The above figure has been calculated using the amounts and approach set out within the Planning Obligations Guidance - Toolkit for Hertfordshire  (Hertfordshire County Council's requirements) document, which was approved by Hertfordshire County Council's Cabinet Panel on 21 January 2008 and is available via the following link:  www.hertsdirect.org/planningobligationstoolkit
 

In respect of Regulation 122 of the CIL Regulations 2010 the planning obligations sought from this proposal are: 
 

(i) Necessary to make the development acceptable in planning terms.
 

Recognition that contributions should be made to mitigate the impact of development are set out in planning related policy documents. The NPPF states “Local planning authorities should consider whether otherwise unacceptable development could be made acceptable through the use of conditions or planning obligations. Planning obligations should only be used where it is not possible to address unacceptable impacts through a planning condition.” (paragraph 203, page 47) Conditions cannot be used cover the payment of financial contributions to mitigate the impact of a development (Circular 11/95: Use of conditions in planning permission, paragraph 83) In addition, paragraph 72 of Section 8 of the NPPF states "The Government attaches great importance to ensuring that a sufficient choice of school places is available to meet the needs of existing and new communities. Local planning authorities should take a proactive, positive and collaborative approach to meeting this requirement, and to development that will widen choice in education."
 

The development plan background supports the provision of planning contributions. Policy CP8 of the Three Rivers District Council's Core strategy (adopted October 2011) covers the requirement for development to provide or contribute towards infrastructure and services. The provision of community facilities is a matter that is relevant to planning. The contributions sought will ensure that additional needs brought on by the development are met. 
 

The cumulative impact of development on local service provision is also an important consideration. As set out in paragraph 10.2 of the Toolkit, the use of formulae and standard charges is a means of addressing the likely cumulative impact of development in a fair and equitable way. Accordingly, financial contributions may be pooled to address cumulative impact, as set out in paragraphs 7.5 and 16.4 of the Toolkit.
 

(ii) Directly related to the development; 
 

The occupiers of new residential developments will have an additional impact upon local services. The financial contributions sought towards the above services are based on the size, type and tenure of the individual dwellings comprising this development following consultation with the Service providers and will only be used towards services and facilities serving the locality of the proposed development and therefore, for the benefit of the development's occupants. Only those fire hydrants required to provide the necessary water supplies for fire fighting purposes to serve the buildings comprising this proposed at this site are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.
 

(iii) Fairly and reasonable related in scale and kind to the development.
 

The above financial contributions have been calculated according to the size, type and tenure of each individual dwelling comprising the proposed development (based on the person yield) Only those fire hydrants required to provide the necessary water supplies for fire fighting purposes to serve the buildings comprising this proposed at this site are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.
 

Please note, financial contributions and provisions are requested based on current service information for the local area however these may change over time, for example, as a result of school forecast information being updated. Accordingly, future applications on this site will be reassessed at the time of submission and the requirements may differ from those identified above.
 

I would be grateful if you would keep me informed about the progress of this application so that either instructions for a planning obligation can be given promptly if your authority if minded to grant consent or, in the event of an appeal, information can be submitted in support of the requested financial contributions and provisions.
Note: As the submitted plans show 6 x 1 bed, 27 x 2 bed and 4 x 5 bed units, which differs to the comments from HCC above, clarification was sought regarding these contributions.  HCC have confirmed that;

“We have assessed the application based on the floor plans available. Four of the 2-bedroom units include a study which has been classed as an additional bedroom. The figures have thus been calculated on this basis”.
Note: The applicant queried the amounts sought by the County Council (specifically in relation to Primary Education) as they did not feel that these were consistent with contributions sought on previous applications.  
The County Council have provided the following additional comments:
I have now received confirmation that we will not be seeking a contribution to primary education in this instance following an assessment of the latest draft figures for this area.

 

All other requests remain as previously identified.

4.1.31
Three Rivers Museum – The Committee agreed on the following points:

· Conversion of the existing building to 8 apartments which means the façade is the same.

· The existing extension of the hotel is to be demolished.

· That the new building will be in keeping with the original hotel in appearance.

· The deep regret that the hotel is going which has been the only one in Rickmansworth.

· That Green King can not be persuaded to reconsider their decision of selling.

4.1.32
Watford and West Herts Chamber of Commerce – Watford and West Herts Chamber of Commerce is an Independent Voice of Local Businesses but also supports a number of key business organisations and stakeholders including Rickmansworth Chamber of Commerce.  The organisations bring together the combined influence, strength and expertise through a diverse membership and stakeholder partnerships.  As a business network, they seek to engage businesses of all sizes and in all sectors whether throughout Watford, West Herts, and Rickmansworth, or in more focussed local groupings as and when required joining stakeholders and agencies connected with the same area and complementary agendas.


Further to the above application, Watford and West Herts Chamber of Commerce are not in favour of this application and proposal to redevelop the site for residential use.


The loss of a key employment site for the town and commercial use (ie. hotel) is disappointing.  A residential development is contrary to the guidance in the National Planning Policy Framework introduced in 2012, which encourages local authorities to look at sites similar to Long Island Exchange, with a view to supporting a presumption for sustainable development.  The current approach does not support current business or encourage business visitors to the town.  Once lost to residential, the town will not be able to recover the site for commercial use in the future. 
4.1.33
Rickmansworth and District Residents Association - The Rickmansworth and District Residents Association (The Association) strongly opposes the current application. This hotel is the only one in Rickmansworth, is well used and makes a valuable financial contribution to the local economy and as such its loss will impact on the continuing viability and growth of local business's and indeed Watersmeet. The additional traffic generated, transiting both Victoria Close and Nightingale Road to access Chorleywood Road will add the current issues experienced at this location during the morning peak. In the circumstances the Association asks that this application be refused.

4.2
Public Consultation
4.2.1
Number consulted:
  207
No responses received: 38
4.2.2
Site Notice (x4): Expired 18.06.14 ASK   \* MERGEFORMAT 

 ASK   \* MERGEFORMAT   
4.2.3
Press Notice: Expires 25.07.14

4.2.4
Summary of Responses
· Previous applications have been rejected.

· Previous refusals indicate regret for ill-conceived designation of the Long Island site.

· There is strong local objection to the proposals.

· As there is no parish council in Rickmansworth residents do not get same level of communication.

· Question consultation process that TRDC undertook into site allocations.

· Such development in Rickmansworth at cost of loosing commercial premises is not sustainable and no infrastructure/amenity improvements have been delivered.
· Loss of hotel and restaurant which are important venues in Rickmansworth.
· Iconic building.

· There is a need for a hotel in Rickmansworth. It operates successfully.
· Loss of employment site.

· Loss of existing Locally Listed building which makes significant contribution to local scene on architectural and historic basis.

· Building has been allowed to fall into state of disrepair; this should not be an excuse to re-develop it.
· Adverse effect on Conservation Area.

· Adversely affect views.

· Development would be out of character.

· Rickmansworth still retains character.

· Homogenised architecture sweeping the country.

· Overdevelopment.

· Excessive height, mass and bulk.

· Exceeds the height of surrounding buildings.

· There are too many apartments in Rickmansworth resulting in loss of town’s identity.
· Impact on neighbouring residential amenity.

· Invade privacy and increase noise and disturbance.

· Overlooking.

· Loss of trees.

· Impact of additional traffic at busy junction.

· Inadequate access and egress.

· Objection to access from Nightingale Place.

· Impact on highway safety.

· Loss of off-road parking will impact surrounding streets.

· Would adversely affect usability of Rickmansworth Station as already overloaded.

· Increased pressure on services including education, health, childcare, youth which are already oversubscribed.
· Does not provide affordable housing.  

  
5.
Reason for Delay
5.1
  No delay.
6.
Relevant Planning Policy, Guidance and Legislation
6.1
Site Constraints - Adjacent to Upper Nightingale Road Conservation Area to north. Rickmansworth Conservation Area sited approximately 100m to south. Metropolitan Green Belt land immediately to east. Chess Green Infrastructure Corridor to east. Protected trees covered by TPO063 (Rickmansworth (Chorleywood Road) TPO 1972 / 1975). Housing site in Site Allocations document (Main Modifications Consultation, January 2014) with a dwelling capacity of 50 units (site includes garage to the north east).
6.2
Emerging Three Rivers Local Plan – The Core Strategy was adopted on 17 October 2011 having been through a full public participation process and Examination in Public. Relevant policies include Policies PSP1 (Development in the Principal Town), CP1 (Sustainable Development), CP2 (Housing Supply), CP3 (Housing Mix and Density), CP4 (Affordable Housing), CP6 (Employment and Economic Development), CP8 (Infrastructure and Planning Obligations), CP9 (Green Infrastructure), CP10 (Transport and Travel) and CP12 (Design of Development). 
6.3
The Development Management Policies LDD (adopted July 2013).  Relevant policies include: DM1, DM3, DM4, DM5, DM6, DM7, DM8, DM9, DM10, DM11, DM13 and Appendices 2, 4 and 5.

6.4
The Site Allocations Local Development Document (SALDD) Proposed Submission (November 2012) was submitted to the Government on 21 June 2013. A Planning Inspector has been appointed to undertake an independent examination into the soundness of the SALDD. The examination hearing sessions took place between 15 October 2013 and 31 October 2013. The Inspector stated in the concluding session of the hearings that the SALDD could be made sound subject to modifications.  Consultation on the proposed modifications took place in early 2014.  The Inspector's final report will be received mid 2014 and the SALDD adopted later in 2014. As the SALDD is an emerging document at an advanced stage of the examination moderate weight should be given to the policies set out in this document until the document is formally adopted.  Policy SA1 is relevant.
6.5
The Sustainable Communities SPD was adopted December 2007. The Open Space, Amenity and Children’s Playspace SPD adopted December 2007. The Affordable Housing SPD was approved by Executive Committee in June 2011 as a material consideration. The Rickmansworth Conservation Area Appraisal 1993 and Nightingale Road, Upper Nightingale Road and Cedars Avenue Conservation Area Appraisal 2007 are also material considerations.

6.6
Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document (2012).
6.7
National Planning Policy Framework - 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 adopted policies of Three Rivers District Council reflect the content of the NPPF.

6.8
The Localism Act achieved Royal Assent on 15 November 2011. 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.
Planning Analysis
7.1
  Introduction
7.1.1
Planning permission references 12/1794/FUL, 13/0480/FUL and 13/2277/FUL have been previously refused for residential schemes of 92 units, 65 units and 31 units respectively.  The decision in relation to the 65 unit scheme (13/0480/FUL) was also dismissed at appeal.  The reasons for refusal are detailed in the planning history for the site at section 1 of this report and this planning history is a material planning consideration in the assessment of the current revised planning application.  It is necessary to consider whether the previous reasons for refusal have been overcome and whether there are any additional material considerations at this time.
7.1.2
Whilst the two larger schemes (12/1794/FUL and 13/0480/FUL) were refused on a number of grounds including character, appearance and amenity objections, the most recent application (13/2277/FUL) was of a significantly reduced scale and was refused solely on grounds relating to the loss of the Locally Important Building and a failure to complete a Section 106 Agreement.  To this regard it is noted that the terms and wording of the Section 106 Agreement had been agreed between the applicant and Local Planning Authority, however, the agreement was not completed and signed within the statutory timeframe and therefore formed additional reasons for refusal.  The Section 106 Agreement has since been completed and has been submitted by the applicant to the Planning Inspectorate as part of their current appeal against the refusal of application 13/2277/FUL.  The Local Planning Authority’s only remaining objection to application 13/2277/FUL is therefore the loss of the Locally Important Building.
7.2
Principle of Residential Development, Affordable Housing and Housing Mix
7.2.1
The site has good access to shops and services in Rickmansworth Town Centre and to public transport services.  The Site Allocations Main Modifications Consultation (January 2014) identifies Long Island Exchange as a potential housing site (site H(20)) with an indicative capacity of 50 dwellings and an indicative phasing of 2016-2020.  It should be noted that the Site Allocations Local Development Document (SALDD) has not yet been adopted, however, the document was examined by a Planning Inspector in October 2013 and the Council is currently considering modifications required to make the plan sound.  Therefore there is no objection, in principle, to the redevelopment of site for residential use.  It is necessary however to consider the provision of affordable housing and the proposed housing mix and also whether the reduction in units relative to the indicative capacity of 50 dwellings in the SALDD is acceptable.

7.2.2
Policy SA1 of the SALDD sets out that sites should be developed at an overall capacity which accords generally with the dwelling capacity.  The proposal at 37 dwellings falls below the 50 dwelling indicative capacity set out in the SALDD, however, it is noted that the SALDD has a larger area, incorporating the adjacent garage.  The capacity included in the SALDD is 50 units which is representative of an indicative density of 85dph on a site of 0.59ha.  The application site area (i.e. excluding adjacent garage) is approximately 0.52ha.  This equates to a density of approximately 71dph.  To retain a density of around 85 dph for the amended site, applications would need to propose 44 units to accord with indicative capacity.  As such at 37 units, there would be a shortfall of 7 dwellings.

7.2.3
Whilst this shortfall is noted, it is also recognised that the current scheme has been reduced in number since previous refusals 12/1794/FUL 13/0480/FUL for 92 and 65 units respectively, to address objections raised regarding overdevelopment, mass and bulk and impact on amenity.  It is also noted that the last application 13/2277/FUL which proposed 31 units on the same site was not refused on grounds relating to the site capacity and density of the development.  It is considered that the application strikes an appropriate balance between providing a number of dwellings broadly in line with the indicative capacity, whilst also seeking to comply with other polices.
7.2.4
Policy CP3 of the Core Strategy (adopted October 2011) advises that the Council will promote high quality development that respects the character of the District while catering from a range of housing needs.  In respect of housing density, until the production of a District wide Design Guide Supplementary Planning Document, each proposal will be considered on its own merits taking into account existing density levels in residential areas and the need to promote higher density in locations that are highly accessible to public transport.  

7.2.5
Policy CP3 of the Core Strategy (adopted October 2011) also sets out the proportions that should form the basis for housing mix in development proposals.  Proposals should broadly be for 30% 1-bed units, 35% 2-bed units, 34% 3-bed units and 1% 4+bed units.  The application submitted would provide 22% 1-bed units, 67% 2-bed units, 0% 3-bed units and 11% 5 bed-units. The proposed housing mix is not in accordance with Policy CP3 which seeks a higher percentage of 1 and 3 bed units and a lower percentage of 2 and 4+ bed units, however, it is recognised that the mix is not dissimilar to previous refused schemes which were not refused on this ground.
7.2.6
Policy CP4 of the Core Strategy (adopted October 2011) and supported by the Affordable Housing SPD requires 45% of new housing to be provided as affordable housing, unless it can be clearly demonstrated with financial evidence that this is not viable.  As a guide the tenure split should be 70% social rented and 30% intermediate.  To be in accordance with the policy the application submitted should provide approximately 17 Affordable units (45%) split between social rented (12 units) and intermediate (5 units).  It should be noted that whilst preference is for on site provision in schemes of this size, an agreement regarding a commuted payment in lieu of on-site provision has been reached in relation to previous applications.  The current application does not propose any affordable housing and has been accompanied by a Viability Report. 

7.2.7
The submitted viability report has been independently reviewed.  The independent assessment concurs with the findings of the applicants’ viability report that the development would not currently be viable with an off-site affordable housing contribution.  The independent assessment does however recommend that the Council consider a means by which a further contribution might be achieved at a later date. This could be achieved through a mechanism within a Section 106 Agreement to ensure that there is an updated appraisal of financial performance immediately before the development is substantially commenced to assess whether a commuted sum should apply to make up the under provision.  The Council considers this appropriate and the applicant has agreed in principle to this approach.  It is noted that a similar mechanism was agreed at the time of the previous application 13/2277/FUL and is included in the Section 106 Agreement submitted by the applicant to the Planning Inspectorate as part of their appeal.
7.2.8
If a Unilateral Undertaking under Section 106 has not been agreed and an executed deed securing this Head of Term has not been delivered by midday 19 August 2014, it is recommended that planning permission be refused for failing to meet the requirements of Policy CP4 of the Core Strategy (adopted October 2011).
7.3
Demolition

7.3.1
As noted in the site description above, the Long Island Exchange is recognised as a Locally Important Building within Rickmansworth and Three Rivers District and was added to the Council’s List of Locally Important Buildings on 23 July 2013.  The purpose of including buildings in a list of Locally Important Buildings is to safeguard the contribution that they have made to the local scene for many years by encouraging their retention and ensuring that alterations and extensions do not detract from the buildings’ particular qualities.  
7.3.2
Whilst the building has been extensively extended and altered, largely to the rear, the architectural interest of the building remains considerable, additionally; the historical interest of the building is substantial due to the musical history connected to it.  In addition to the architectural and historic interest, the building is of significant value within the local community.  
7.3.3
National Planning Policy contained within the National Planning Policy Framework (NPPF) recognises the importance of Heritage Assets.  Paragraph 131 of the NPPF states that;

“In determining planning applications, local planning authorities should take account of:

● the desirability of sustaining and enhancing the significance of heritage

assets and putting them to viable uses consistent with their conservation;

● the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

● the desirability of new development making a positive contribution to local character and distinctiveness”.

7.3.4
The NPPF continues at paragraph 135;

“The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that affect directly or indirectly non designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset”.

7.3.5
A Heritage Asset is defined in the glossary contained within Annexe 2 of the NPPF as;

“A building, monument, site, place, area or landscape identified as having a degree of significance meriting consideration in planning decisions, because of its heritage interest. Heritage asset includes designated heritage assets and assets identified by the local planning authority (including local listing)”.

7.3.6
National Planning Policy contained within the NPPF is supported at the local level by the Core Strategy (adopted October 2011) and Development Management Policies LDD (adopted July 2013).

7.3.7
Policy CP12 of the Core Strategy (adopted October 2011) relates to the Design of Development and advises that in seeking a high standard of design, the Council will expect all development proposals to: b) Conserve and enhance natural and heritage assets.

7.3.8
Policy DM3 of the Development Management Policies LDD (adopted July 2013) relates to ‘The Historic Built Environment’ and states in relation to Locally Important Buildings that;


“The Council encourages the retention of Locally Important Buildings.  Where planning permission is required for the alteration or extension of a Locally Important Building, permission will only be granted where historic or architectural features are retained or enhanced”.

7.3.9
The current application differs from those previously refused in that it proposes the retention and conversion of the 19th Century parts of the Long Island Exchange that have architectural and historic significance at the local level.  No objection is raised to the demolition of the newer extensions as these are not sympathetic additions and do not add value to the building.  Their removal is therefore supported subject to an acceptable scheme for extension and conversion (discussed below in more detail).  The southern and eastern facades to be retained are detailed on plan 017.  Whilst the roof is proposed to be replaced, the Conservation Officer does not object as the existing roof is not original.  Historic photos illustrate that the building originally included gables to the Rectory Road frontage and the current proposal would recreate this twin gabled frontage.
7.3.10
The impact of the proposed extensions, alterations and conversion on the Locally Important Building and wider Historic Environment will be discussed in more detail below, however, the principle of the retention of the main original southern and eastern facades is supported in accordance with Policy DM3 of the Development Management Policies LDD (adopted July 2013) to ensure that the character and integrity of the Locally Important Building is retained.
7.3.11
It is acknowledged that substantial demolition is still proposed, however, as discussed, the parts to be demolished are not considered to add significant value to the Locally Important Building and the prominent eastern and southern (front) facades which are most visible within the context of the street scene of Rectory Road and Victoria Place would both be retained.  In order to ensure that these facades are retained during construction and demolition it is considered appropriate to attach a condition to any grant of consent requiring the submission of a method statement which would require details of: the measures proposed for the construction of the extensions approved to Block A; the method of demolition of those parts of the building to be demolished, and the method of support for those parts of the existing building to be retained during the construction of the extensions approved.
7.4
Design and Impact on Locally Important Building and Historic Environment

7.4.1
Policy CP1 of the Core Strategy (adopted October 2011) requires that the historic environment be protected and Policy CP12 of the Core Strategy (adopted October 2011) requires development proposals to conserve and enhance heritage assets and is supported by Policy DM3 of the Development Management Policies LDD (adopted July 2013).  
7.4.2
Policy DM3 of the Development Management Policies LDD (adopted July 2013) relates to ‘The Historic Built Environment’ and advises that permission will not be granted for development outside but near to a Conservation Area if it adversely affects the setting, character, appearance of or views in to or out of that Conservation Area.  This is considered applicable as the site lies outside of but in close proximity to the Upper Nightingale Road Conservation Area and Rickmansworth Town Centre Conservation Area.  The Conservation Officer raises no objections in terms of impact on the setting of the adjacent Conservation Areas, commenting that the proposed scheme (including new build elements) will sit comfortably between the adjacent Conservation Areas provided that appropriate materials are used.  Given the sensitive nature of the site it would be appropriate to attach a condition requiring details and samples of materials to be submitted for approval.

7.4.3
With regard to Locally Important Buildings, Policy DM3 of the Development Management Policies LDD (adopted July 2013) advises that planning permission will only be granted where historic or architectural features are retained or enhanced.  As previously noted, the current application proposes the retention of the main facades of the 19th Century parts of the Long Island Exchange Building which is welcomed and supported by the Conservation Officer.  They also note that the introduction of gables to the Rectory Road frontage will recreate the original twin gabled element to this frontage.  Whilst these gables would be of different proportion to the original, the Conservation Officer considers that they would help to restore the original architectural character and appearance of the building.  The removal of later unsympathetic 20th Century extensions is also supported.  In summary, it is considered that the proposal would retain and enhance the key historic and architectural features and would not result in demonstrable harm to the Locally Important Building.
7.4.4
With regard to archaeology, due to the historical significance of the site in relation to the arrival of the Metropolitan railway line in the late 19th century, in the event of an approval a condition is suggested requiring archaeological investigations to be carried out.  Whilst it is noted that no comments have been received from Herts. Archaeology at this time, the inclusion of such condition would be consistent with their comments in relation to previous applications at the site.
7.5
Scale, Mass and Bulk of Development 
7.5.1
As noted above, the proposal is of a lower density than identified in the SALDD.  Policy CP3 of the Core Strategy (adopted October 2011) sets out that the Council will promote high quality residential development that respects the character of the District and caters for a range of housing needs.  The density of development will be considered on its merits taking into account the need to respect density levels within existing residential areas, particularly within areas of special landscape and/or historic value in the District and the need to promote higher densities in locations that are highly accessible to public transport, services and facilities.  Policy CP12 of the Core Strategy (adopted October 2011) seeks a high standard of design and residential design guidelines are set out in Appendix 2 of the Development Management Policies LDD (adopted July 2013).
7.5.2
Planning application 13/0480/FUL was refused on grounds including overdevelopment, as it was considered that the development proposed at that time would, by reason of its excessive height, width, scale, bulk, building to plot ratio, poor layout and siting, be cramped and excessively dominant in the immediate street scene and surrounding locality and would represent an overdevelopment of the site, to the detriment of the visual amenities and character of the area and the residential amenities of future occupiers.  The application proposed 65 units at a density of approximately 127dph in buildings up to five storeys in height.  The subsequent application (13/2277/FUL) for 31 units was considered more in keeping and was not objected to on grounds relating to density or overdevelopment.
7.5.3
The current proposal is more in line with application 13/2277/FUL and represents a significant reduction in terms of dwelling number and density than application 13/0480/FUL.  The current application proposes 37 units which represents a density of approximately 71 dwellings per hectare which is considered to better respect the existing surrounding density levels.  The flatted aspects (Blocks A and B) would represent the highest density but would be orientated to face Rectory Road and would not be significantly out of character with the scale of other developments on this main road.  Block C to the rear of the site and accessed from Nightingale Place would comprise 4 large semi-detached dwellings to reflect the type and size of property on Nightingale Place and adjacent Nightingale Road.
7.5.4
Block A would occupy the converted and extended existing Long Island Exchange Building with a maximum height of approximately 11.2 metres.  The roof of Block A would consist of hipped elements and gables; with a twin gable to the Rectory Road frontage designed to replicate an original feature of the building.  Block B would be 3 storeys with a maximum height of approximately 13.7 metres, the main roof would be hipped with two ridges running west to east separated by a valley section running north to south.  Two gable features are proposed to the southern elevation fronting Rectory Road.  The pairs of semi-detached dwellings fronting Nightingale Place would have 2 full storeys with third floor accommodation at roof level and a maximum height of approximately 10 metres.  The built footprint of the buildings would be broken up by soft landscaped areas.  There has been a significant reduction in height since the refusal of applications 12/1794/FUL and 13/0480/FUL, from five storeys and 16.1 metres to 3 storeys and 13.7 metres.  The table below provides a comparison of some key aspects of the current scheme and previous refused applications.  It should be noted that the last application 13/2277/FUL was not refused on grounds relating to the scale, mass or bulk of the development.  
	
	12/1794/FUL - refused


	13/0480/FUL - refused
	13/2277/FUL - refused
	14/0945/FUL - current

	No. of units
	92
	65
	31
	37

	Dwellings per hectare (dph)
	180
	127
	53
	71

	Max. width of main ‘L’ shaped block
	61m
	67.8m
	35m (Block A)
	27m (Block A)

	Max. depth of main ‘L’ shaped block
	43m
	34.8m
	28.6m (Block A)
	31m (Block A)

	Max. width of smaller block(s) 
	40.9m (‘L’ shaped)
	17.7m (x2 blocks)
	31.5m (Block B)
	36m (Block B west-east)

	Max. depth of smaller block(s) 
	29.2m (‘L’ shaped)
	15.5m (x2 blocks)
	19.2m (Block B)
	17.6m (Block B north – south)

	Max. no. of storeys
	8
	5
	3
	3

	Max. height
	25m
	16.1m
	12m
	13.7m (Block B)

	Min. setback from Rectory Road
	3m
	1.8m
	3m (Block B)

5.5m (Block A)
	2.5m (Block B at one point)
6m (Block A)


7.5.5
Whilst the figures are not directly comparable due to the different designs and layouts of the schemes, they do illustrate the reductions that have been made which have served to reduce the footprint, scale, height, mass and bulk of the proposed development.  This is considered particularly important as the application site is set in a very prominent and elevated position along Rectory Road.  This is evident in that the original element of the hotel, furthest to the south, is only 2 storeys in height and yet is still relatively prominent in the immediate street scene.  The original part of the existing building (fronting Rectory Road) has an existing height of approximately 10 metres, with the later addition to the rear increasing to approximately 11.8 metres.  The proposed scheme would range in height from 10 metres to 13.7 metres across the site, which would not therefore significantly exceed that existing.
7.5.6
The proposal would result in an increased building width to Rectory Road compared to that existing, comprised of the south elevations of Blocks A and B.  However, the Blocks would be set back a minimum of 6 metres and 2.5 metres respectively from the Rectory Road frontage.  With regard to the set back of Block B, it should be noted that it would generally be set back further than 2.5 metres with this distance representing a single point of the frontage.  They would be set forward of Priory Lodge to the west, however, this neighbouring building is orientated at a slight splayed angle away from Block B.  The submitted elevations indicate that whilst the closest building (Block B) would be higher than Priory Lodge, good spacing would be maintained between Block B and the boundary with Priory Lodge (Block B being sited 9 metres off the western boundary at the front, decreasing to 6.8 metres at the rear) and it is not considered that it would appear so significantly taller than neighbouring Priory Lodge that it would appear prominent or result in demonstrable harm to the street scene.  It is also noted that the increased height of Block B relative to Priory Lodge would respect the sloping nature of the road as Rectory Road slopes up from west to east.
7.5.7
The bulk of Block A reduces towards the northern boundary with the second floor accommodation within the roof served by rooflights within the hipped roof planes.  It is also noted that Block A would be set off the northern boundary with the garage, with the vehicular access to Blocks A and B in this location.  Victoria Close is heavily used by pedestrians and commuters accessing Rickmansworth Station and the town centre via the subway beneath Rectory Road and as such it is important that development does not appear dominant or overbearing.  The eastern elevation to Victoria Close would be stepped, with the original 19th Century façade retained and the proposed extension set back and to include bay windows to add interest, break up the elevation and reflect the character and appearance of the original building.  Soft landscaping is also proposed between the building and highway.  With a maximum height of three storeys (approximately 11.2 metres) Block A would not dominate this street scene.

7.5.8
The plans indicate that Block C to the west would relate to the existing dwellings along Nightingale Place and Nightingale Close in terms of height, and crown roofs that formed part a previous proposal have been omitted.
7.6
Neighbouring Residential Amenity

7.6.1
Policy CP12 of the Core Strategy (adopted October 2011) 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.  Design Guidelines are contained in Appendix 2 of the Development Management Policies LDD (adopted July 2013).

7.6.2
With regard to the impact on residential amenities of neighbouring properties, of most concern is the impact on residential dwellings to the west and north.  Those to the west are in close proximity to the site, particularly the flatted development of Priory Lodge.  This three storey residential building is sited only 2.5 metres from the common boundary and at a slightly lower level.  Its flank elevation faces the site and has a window at each floor.  Block B would be sited between 6.8 metres to 9 metres from the boundary with Priory Lodge with a maximum height of 13.7 metres, however, the eaves height would be lower (10 metres) at the point closest to the boundary.  It is not considered that this element of the proposal would be significantly overbearing or over dominant to the occupiers of these neighbouring flats given the relative heights and separation distance.
7.6.3
In terms of overlooking, the Design Guidelines in Appendix 2 of the Development Management Policies LDD (adopted July 2013) indicate a minimum back-to-back distance of 28 metres; this should be increased for developments over two storeys high.  It is acknowledged that this would not be a back-to-back relationship, but it provides a useful guideline to be applied to assess potential privacy issues between buildings.  The internal layout of Block B has been amended since previous applications in order to reduce the number of windows proposed within the western flank elevation facing Priory Lodge.  The submitted plans do propose 2 windows and a small recessed balcony at each floor level to the west elevation of Block B, however, these would be located to the front of the flank elevation and would therefore face towards the front garden/parking area at Priory Lodge, rather than facing towards the building or rear amenity space.  As such the relationship is considered acceptable.
7.6.4
The other dwellings along Nightingale Place are sited on the opposite side of the street with their front elevations facing eastwards, No’s. 6 and 8 Nightingale Place directly face the site.  Block C comprising 2 pairs of semi-detached dwellings would be sited opposite No’s. 6 and 8 with a separation distance of approximately 23 metres.  This is considered to be acceptable as Block C would appear as two storey dwellings within the Nightingale Place street scene, with no roof level fenestration to the frontage.  The relationship would be comparable to that existing elsewhere along Nightingale Place and Nightingale Road, where dwellings are sited opposite each other and separated by the highway. 

7.6.5
To the north lies the detached and semi-detached dwellings of No’s. 76, 78 and 78a Nightingale Road. The rear elevations of these properties face the application site, with minimum distances of approximately 15m to the common boundary.  No’s. 76 and 78 appear to share a large brick outbuilding which is sited on the boundary with Long Island.  Other two storey dwellings are sited to the north of the garage.  Some of these properties have accommodation in the roofspace served by dormer windows.

7.6.6
The proposed semi-detached dwellings (Block C) would be located closest to the northern boundary with No’s. 76, 78 and 78a, with the flank elevation of dwelling 1 roughly parallel to the boundary.  The proposed attached single storey garage would be sited almost adjacent to the boundary, with the flank wall of the 2 storey dwelling (plus roof accommodation) sited a minimum of 4 metres from the boundary.  It is considered that the separation distance would prevent Block C appearing dominant or resulting in overshadowing of these properties to the north.  Flank openings are not proposed.

7.6.7
Block B would be sited approximately 50 metres from the northern boundary and would be partly screened by Block C.  Block A would be sited over 40 metres from the northern boundary.  Blocks A and B would include fenestration to all levels but would not exceed three storeys (13.7 metres) in height.  It is noted that the existing hotel building projects closer to the northern boundary than Blocks A and B.  
7.6.8
The relationship with the garage to the north is improved as Block A would step down in height to two storeys at this point and would be separated from the neighbouring building by the access road serving the development.
7.7
Amenity of Future Occupiers

7.7.1
The proposed Blocks would not exceed three storeys in height and separation would be provided between the Blocks, with a distance of approximately 11 metres between the southern flank elevation of Block C and northern front elevation of Block B and a distance of up to 35 metres between Blocks A and C.  The current scheme has sought to increase separation distances and review internal layouts and the positioning of habitable room windows; this is in addition to the reduction in overall mass, bulk and height of the proposed buildings.  

7.7.2
Dwellings in Block C would benefit from private rear gardens which would be of comparable size to others in the area.  Amenity space standards are set out in Appendix 2 of the Development Management Policies LDD (adopted July 2013); the requirement is 126 square metres for a 5 bedroom dwelling.  The private gardens to dwellings 1 – 3 would exceed this policy requirement.  The garden of dwelling 4 to the south of the group would fall marginally short of this figure due to the angled nature of its rear/flank boundary, however, the garden would not appear significantly smaller than those to the other dwellings.

7.7.3
Amenity space standards for flats are also set out in Appendix 2 of the Development Management Policies LDD (adopted July 2013) which specifies 21 square metres for one bedroom flats with an additional 10 square metres for additional bedrooms.  The amenity space requirement for Blocks A and B is set out in the table below:

	
	Blocks A & B

(No. of units)
	Amenity Space (square metres)

	1 bed
	6
	126

	2 bed
	23
	713

	3 bed
	4
	164

	Total
	33
	1003


7.7.4
The applicant has confirmed the green amenity areas proposed measure 1160 square metres which would exceed the policy requirement, however, it is understood that this figure includes the private gardens to Block C which the LPA has considered separately.  It should also be noted that the majority of apartments have access to a private garden or terrace.  Whilst the amenity space provision for the flats would fall slightly short of the policy requirement, the site is in a town centre location and within close proximity to public open space, including Rickmansworth Aquadrome and on balance the proposal is therefore considered acceptable in this regard.  It is also noted that balconies are provided to some units.
7.8
Open Space
7.8.1
Policy DM11 of the Development Management Policies LDD (adopted July 2013) require a minimum of 10% of the total land being developed to be public open space and 2% to be formal children’s play space.  

7.8.2
No formal children’s play space is proposed as part of the application, however, this was also the case in relation to the previous applications for residential development at the site where it was recognised that the site was in a town centre location.  As such, in accordance with the Council’s adopted Open Space, Amenity and Children’s Playspace SPD, a financial contribution towards the off-site provision and maintenance of play, leisure and open space facilities within the local area was requested.  The cost of maintaining and improving such facilities equates to a requirement of £46,911.75 based on 37 units and calculated as per the SPD.
7.8.3
Given the scale of the application and site it is considered appropriate to require an open space management plan via condition to ensure that the open space within the site is maintained in the long term.
7.9
Trees and Landscaping

7.9.1
The site contains a number of trees, mainly along the southern, western and northern boundaries, with a few towards the centre. Some of these trees are subject to a Tree Preservation Order (TPO); this ‘tree specific order’ includes a Larch, Birch, Sycamore and Poplar. However, since the order was made the Poplar has been removed, as well as the original Birch and Sycamore, although similar replacement trees have been planted.

7.9.2
A Tree Survey Report has been submitted with the application and the Design and Access Statement also comments that the position of the proposal within the site allows the majority of the existing trees to the perimeter of the site to be retained. Any trees and vegetation that are removed will be replaced with new high quality planting.

7.9.3
At the time of the first two applications the Landscape Officer raised concerns regarding the removal of a protected Larch tree (T36) as this is a category B tree and considered to be of moderate quality.  It is noted that the current application proposes the retention of this Larch and that the proposed buildings have been sited outside of its root protection area.  The retention of the Larch is welcomed.  Conditions are requested regarding tree protection, a hard and soft landscaping scheme and landscaping maintenance and management.
7.10
Highways, Access and Refuse Collection

7.10.1
Hertfordshire Highways have been consulted and note that vehicular access would be from Victoria Close and Nightingale Place with the refuse collection regime currently operated on both roads identified to be retained.  They have advised that they do not consider that the volume of traffic generation from the proposed development would compromise the safe passage of traffic along the adjacent highway network. 
7.10.2
It is noted that the access arrangements onto Nightingale Place are proposed with an impermeable surface; as such a condition would be required to obtain details of surface water disposal to demonstrate how surface water from the proposed parking areas would be prevented from draining across the adjacent footways.

7.10.3
Hertfordshire Highways had raised initial concerns in relation to the private garages proposed for the 4 dwellings fronting Nightingale Place as the internal pedestrian doors between the garages and dwellings were shown to open into the garages, thereby restricting the space available for parking.  Amended plans have been submitted which show these internal doors opening into the dwellings themselves and thereby not restricting the use of the garages for parking.

7.10.4
Hertfordshire Highways acknowledge the good access to Rickmansworth Station and the potential for travel by this mode during peak travel times. However, improvements to the local infrastructure should be supported to promote alternative sustainable travel modes and a Sustainable Transport Contribution would therefore be sought through a Section 106 Agreement.  A contribution of £35,500 (£16,000 towards the upgrading of bus stops in the area, including the provision of easy access kerbing and a contribution of £19,500 towards traffic safety and sustainable transport proposals identified in the South West Hertfordshire Transport Plan, SW Hertfordshire Cycling Strategy and subsequent transport plans) is requested.
7.10.5
In summary, Hertfordshire Highways raise no in-principle objection subject to conditions including details of parking and manoeuvring, surface water disposal and construction management and a Sustainable Transport Contribution as detailed above.

7.11
Parking
7.11.1
Parking requirements for residential development are set out in Appendix 5 of the Development Management Policies LDD (adopted July 2013).  The requirements are:

1 bedroom
-
1.75 spaces

2 bedroom
-
2 spaces

3 bedrooms
-
2.25 spaces

4+ bedrooms
-
3 spaces

7.11.2
Flats (Blocks A and B):
7.11.3
The proposal includes 47 parking spaces for the proposed flats within Blocks A and B, comprised of 22 basement parking spaces and 25 surface level spaces.

7.11.4
The following table sets out the parking requirement for Blocks A and B based on the above standards.  It should be noted that 4 units proposed within Block A are shown as 2 bed with study, for the purpose of assessing parking provision these are counted as 3 bed units.
	
	No. of units
	Requirement

	1 bed
	6
	10.5

	2 bed
	23
	46

	3 bed
	4
	9

	Total
	33
	65.5


7.11.5
With a total of 47 spaces proposed, the proposal would result in a shortfall of 18.5 spaces.  Provision of 47 spaces for 33 units (the dwelling houses to be considered separately) would equate to an average of approximately 1.4 spaces per unit and it is noted that the Development Management Policies LDD (adopted July 2013) does acknowledge that in areas of high accessibility and good service provision a reduction in the levels of parking for C3 residential may be appropriate.  The site is adjacent to an underpass which provides access to the town centre, station and local bus links.

7.11.6
It is also noted that previously refused schemes averaged at 1.4 spaces per unit and were not objected to on parking grounds, however, it was noted that careful consideration of the allocation of spaces would be required (to be secured by condition), and this remains the case.  The larger units should have more allocated spaces and sufficient visitor parking must also be provided. This could be controlled by condition. A restriction on future occupiers obtaining parking permits would need to be included in a Section 106 Agreement.
7.11.7
Dwelling Houses (Block C):
7.11.8
The requirement for a 5 bedroom dwelling is for 3 assigned off-street parking spaces.  Each dwelling would benefit from a single garage and driveway.  A single parking space would be provided within each garage.  The driveways to units 2, 3 and 4 would exceed 10 metres and would provide 2 further off-street parking spaces in each instance.  The driveway to unit 1 is marginally shorter; however, there would be a minimum of 2 off-street parking spaces which is not considered a significant shortfall.  It is considered appropriate to attach a condition to ensure that the garages are retained for vehicle parking.
7.11.9
Cycle Parking:

7.11.10
It would be expected that cycle parking for the 4 dwelling houses would be within their individual curtilages.

7.11.11
With regards to cycle parking for Blocks A and B, 16 secure spaces are proposed within Block B.  Appendix 5 requires 1 space to be provided per 2 dwellings, requiring a total of 16.5 spaces for Blocks A and B.  As such cycle provision would be broadly in line with the policy requirement with a minor shortfall of 0.5 spaces.  It is unfortunate that all storage would be within Block B, however, an appropriate condition could be attached to any grant of consent to ensure that spaces are allocated to both Blocks.
7.12
Noise and Vibration
7.12.1
The site is located in very close proximity to the railway line and two ‘A’ roads.  The initial planning application 12/1794/FUL was accompanied by a Noise Assessment report and an Initial Vibration Report; these have been updated and resubmitted with the current application.  The Environmental Health Officer has previously raised no objections, and has commented that provided that the recommendations regarding glazing that are detailed in Chapter 5 of the Noise Assessment report are installed then there would be no significant adverse noise impact on the proposed residential buildings.  This could be controlled by condition. 

7.12.2
With regard to vibration, the Vibration Assessment concludes that the potential vibrations from the train line would not have any adverse effects on the proposed building or its end users. The Environmental Health Officer has therefore previously raised no comments.

7.12.3
London Underground Ltd have no in-principle objections but have requested that a condition be attached to any grant of consent requiring details of all piling and the use of tall plant to be submitted to the Local Planning Authority for approval.
7.13
Air and Light Pollution
7.13.1
Air Quality Assessments have been submitted previously and concluded that the proposal accords with all local and national policies and that there would be no significant impact in this regard.  The Environmental Health Officer raised no objection at the time but commented that in the event of an approval, a condition could be attached requiring details of ventilation for the basement.  They have advised that this remains applicable.
7.13.2
Concerns were previously raised regarding the extent of glazing and thus potential light pollution that would be emitted from the proposed development. Light pollution could result in harm to neighbouring residential amenity and local wildlife, as well as visual harm to the character and appearance of the area.  However, it is acknowledged that the site is within an urban town centre location and as such, it is not considered that an objection can be raised in this regard. In terms of external lighting, the site should be safely lit and a detailed scheme could be controlled by condition.
7.14
Sustainability

7.14.1
Policy CP1 of the Core Strategy requires all applications for new residential development of one unit or more to submit a CPLAN Energy and Sustainability Statement demonstrating the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals and the expected carbon emissions.

7.14.2
Policy CP1 also sets out that development should produce 25% less carbon dioxide emissions than Building Regulations Part L (2006) requirements with a minimum of 10% being provided by on-site renewable and/or low carbon energy supply systems.  However, this has now been updated by Policy DM4 of the Development Management Policies document which states that from 2013, applicants will be required to demonstrate that development will produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability.  The 2013 Building Regulations have now been adopted.  

7.14.3
The application is accompanied by a CPLAN Energy and Sustainability Statement which demonstrates that the proposed development would exceed the carbon emission savings required by Core Strategy Policy CP1 and Policy DM4 of the Development Management Policies document through the use of photovoltaics and solar hot water panels.  It is also noted that these are detailed on the submitted plans.  A condition would be attached to any grant of consent requiring compliance with CPLAN Energy and Sustainability Statement.

7.15
Wildlife

7.15.1
Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity.  This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive.
7.15.2
The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions. 

7.15.3
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.  This is in line with Policy CP9 of the Core Strategy (adopted October 2011) which sets out the Council’s priorities for green infrastructure, which includes conserving and enhancing key biodiversity habitats and species, and with Policy DM6 of the Development Management Policies LDD (adopted July 2013).

7.15.4
A Local Biodiversity Checklist, Ecology Survey and Bat Survey Report have been submitted with the application.  Whilst no comments have been received from Herts Ecology (formerly Herts Biological Records Centre) in relation to the current application, they have reviewed the details previously at the time of the earlier applications.
7.15.5
The site was originally surveyed for bats in July and August 2012.  Herts. Ecology previously advised that given that nothing had changed on site to suggest that the on-site buildings and trees have become more suitable for bats to roost in than was the case in 2012 and the fact that no evidence was found at that time, it would be acceptable to request an up to date bat survey as a last minute check as part of a pre-commencement bat survey prior to any building or tree demolition or works commencing on-site.  It is considered that this remains an acceptable approach and a condition is therefore suggested.  This can be secured by condition.  An informative is also suggested.
7.15.6
The Ecology Survey notes that a number of invasive species have been found to be present, such as Japanese Knotweed.  It is an offence under Section 14(2) of the Wildlife and Countryside Act 1981(as amended) to plant or otherwise cause to grow in the wild any plant listed in Schedule 9, Part II to the Act.  This includes Japanese knotweed.  Thus any management, removal and subsequent disposal of this species from the site must be undertaken to comply with the law and on the advice of an appropriately qualified professional experienced in such removal / management work.  An informative is suggested.
7.16
Flooding, Drainage and Contamination
7.16.1
The site does not lie within a flood risk zone. However, due to the amount of built development proposed, as well as the basement parking area, it is important that drainage is adequately considered.

7.16.2
A Flood Risk and Drainage Assessment has been submitted which states that;

· The proposal will not increase the existing impermeable areas and will not increase the risk of flooding within and beyond the site boundary.

· SUDS measures are not applicable in this case due to the nature of the existing ground conditions being Chalk in nature and due to the aquifer being classed as Source Protection Zone 1 by the EA.

· The existing impermeable area will be reduced resulting in the reduction in the surface water flow off site by 4.7 l/sec thereby providing betterment to the existing flows.
7.16.3
The Environmental Health Officer has previously raised no objection with regard to contamination provided the recommendations in Section 6 of the Ground Investigation Report (submitted with previous application) are carried out. The Environment Agency has suggested a condition relating to remediation measures should any identified contamination become apparent during construction.

7.16.4
Thames Water have advised that with regard to sewerage infrastructure capacity they have no objections.   With regard to surface water drainage it is the responsibility of a developer to make proper provision for drainage to ground, water courses or a suitable sewer.  An informative is suggested.
7.17
Section 106 Requirements
7.17.1
Based on the provisions of the Council’s Leisure department and Herts County Council, the following heads of terms are currently required for a Section 106 Agreement:
Open space contribution of £46,911.75
Sustainable transport contribution of £35,500 (£16,000 towards the upgrading of bus stops in the area, including the provision of easy access kerbing and a contribution of £19,500 towards traffic safety and sustainable transport proposals identified in the South West Hertfordshire Transport Plan, SW Hertfordshire Cycling Strategy and subsequent transport plans).

Secondary education £39,850
Youth facilities £901
Libraries £5,145
No parking permits for future occupiers plus £2,000 for Traffic Regulation Order Amendment

Fire hydrant provision

Monitoring fee (£1000)

7.17.2
It is considered that the proposed heads of terms of the Section 106 obligations set out above satisfy the requirements of Regulation 122 of the Community Infrastructure Levy Regulations 2010 which, with effect from 6 April 2010, requires planning obligations which constitute reasons for granting planning permission to be:


(a)
necessary to make the development acceptable in planning terms


(b)
directly related to the development; and


(c)
fairly and reasonably related in scale and kind to the development.

7.17.3
In relation to a previous larger proposal (92 units) there was a request for a NHS contribution to support continuity of local GP surgeries.  However, in relation to the current application of reduced unit number they have commented that;
“…given that one of the closest surgeries does have capacity and we cannot know at this stage to what effect the constrained surgeries may be affected by the development, I suspect I will be unable to evidence a case for requesting a S106 contribution to healthcare sufficient to withstand any potential objections”.

This is consistent with application 13/2277/FUL for 31 units and for which contributions from the NHS were not sought.

7.17.4
With regards to affordable housing, the Council’s independent assessment concurs with the findings of the applicants’ viability report that the development would not currently be viable with an off-site affordable housing contribution.  The independent assessment does however recommend that the Council consider a means by which a further contribution might be achieved at a later date.  This could be achieved through a mechanism within a Section 106 Agreement to ensure that there is an updated appraisal of financial performance immediately before the development is substantially commenced to assess whether a commuted sum should apply to make up the under provision.    The Council considers this appropriate.

7.17.5
In the absence of an agreement to secure necessary contributions, planning permission would be refused.

8.
Recommendation
8.1
That subject to no new material planning considerations being raised and pending the completion of a satisfactory Section 106 Unilateral Undertaking/Agreement by midday on 19 August 2014 the APPLICATION BE DELEGATED TO THE DIRECTOR OF COMMUNITY AND ENVIRONMENTAL SERVICES TO GRANT PLANNING PERMISSION subject to the following conditions:-

 ASK   \* MERGEFORMAT C1
Time Limit


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
Plans


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


001 (Site Location Plan)



003 Rev 03 (Proposed Site Plan)



004 Rev 04 (General Arrangement Plan Basement Level)



005 Rev 05 (General Arrangement Plan Level 0)



006 Rev 04 (General Arrangement Plan Level 1)



007 Rev 04 (General Arrangement Plan Level 2)



013 Rev 04 (General Arrangement Plan Roof Level)



014 Rev 03 (General Arrangement Plan Landscaping Plan)



016 Rev 02 (Proposed Separation Distance)



017 (General Arrangement Plan Proposed vs Existing)



020 Rev 01 (Existing Elevations)



021 Rev 04 (General Arrangements Elevations NE and SE)



022 Rev 04 (General Arrangements Elevations NW and SW)



023 Rev 02 (General Arrangements Elevations – Courtyard Sheet 1)



024 Rev 02 (General Arrangements Elevations – Courtyard Sheet 2)



030 Rev 03 (General Arrangements Sections A-A and B-B)



031 Rev 03 (General Arrangements Sections C-C and D-D)


TRDC001 (Location of Solar Panels)
Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies PSP1, CP1, CP2, CP3, CP4, CP6, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM5, DM6, DM7, DM8, DM9, DM10, DM11, DM13 and Appendices 2, 4 and 5 of the Development Management Policies LDD (adopted July 2013), Policy SA1 of the Site Allocations (Main Modifications Consultation, January 2014), the Sustainable Communities SPD (adopted 2007), the Open Space, Amenity and Children’s Play Space SPD (adopted 2007), the Affordable Housing SPD (approved 2011), the Rickmansworth Town Centre Conservation Area Appraisal (1993) and Nightingale Road, Upper Nightingale Road and Cedars Avenue Conservation Area Appraisal (2007).


C3
Materials - Details

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

Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM3 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).


C4
Method Statement – Construction 

Prior to the commencement of any works, a construction method statement shall be submitted to and approved in writing by the Local Planning Authority.  The construction method statement shall detail: the measures proposed for the construction of the extensions approved to Block A; the method of demolition of those parts of the building to be demolished, and the method of support for those parts of the existing building to be retained during the construction of the extensions approved.  Development shall then be carried out in strict accordance with the approved method statement.


Reason: To safeguard the character, appearance and integrity of the Locally Important Building in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).

C5
No felling or lopping
No trees, hedgerows or shrubs within the curtilage of the site, except those shown on the approved plan(s) or otherwise clearly indicated in the approved details as being removed, shall be felled, lopped or pruned, nor shall any roots be removed or pruned without the prior consent of the Local Planning Authority during development and for a period of five years after completion of the development hereby approved. Any topping or lopping approved shall be carried out in accordance with BS: 3998 (2010) ‘Tree work - Recommendations’. Any trees, hedgerows or shrubs removed or which die or become dangerous, damaged or diseased before the end of a period of five years after completion of the development hereby approved shall be replaced with new trees, hedging or shrub species (of such size species and in such number and position as maybe agreed in writing), before the end of the first available planting season (1st October to 31st March) following their loss or removal.
Reason: The existing trees/hedgerows/shrubs represent an important public visual amenity in the area and should be protected in accordance with the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C6
Tree protection scheme- Details
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with 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 Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C7
Landscaping – Details
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.

All hard landscaping works required by the approved scheme shall be carried out and completed prior to the first occupation of the development hereby permitted. All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed before development commences and shall be maintained including the replacement of any trees or plants which die are removed or become seriously damaged or diseased in the next planting season with others of a similar size or species, unless the Local Planning Authority gives written consent to any variation for a period for five years from the date of the approved scheme was completed.

Reason: In the interests of visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C8
Landscape Management
All soft landscaping works required by the approved scheme shall be carried out in accordance with the approved scheme and shall be maintained including the replacement of any trees or plants which die are removed or become seriously damaged or diseased in the next planting season with others of a similar size or species, unless the Local Planning Authority gives written consent to any variation for a period for five years from the date of the approved scheme was completed.

Reason: In the interests of visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
C9
Open Space Management Plan


A landscape 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 landscape management plan shall be carried out as approved.


Reason: In order to ensure that the approved landscaping is satisfactorily maintained, 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).


C10
Parking and Manoeuvring



The development shall not begin until full details of the layout, construction and operation of the proposed vehicle parking, garaging and manoeuvring areas have been submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to first occupation of the development and permanently maintained thereafter, unless otherwise agreed in writing by the Local Planning Authority. 

Reason: To provide a satisfactory development and to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).
C11
Surface Water Disposal

The development shall not begin until details of the disposal of surface water from the access and parking areas have been submitted to and approved in writing by the Local Planning Authority. The proposed access arrangements shall not be brought into use until the works for the disposal of surface water have been constructed in accordance with the approved details. 

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

C12
Construction Management Proposals

The development shall not begin until construction management details have been submitted to and approved in writing by the Local Planning Authority. The details should be submitted in the form of a Construction Management Plan and identify all proposed areas for contractors and delivery vehicle parking, manoeuvring and material storage. Construction vehicle routing to and from the site, proposed wheel washing and dust extraction facilities should also be identified. 

Reason: In order 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).

C13
Construction Management Implementation
The proposals identified in the approved Construction Management Plan shall be implemented throughout the full construction period. The development shall not be occupied until the successful implementation of the Construction Management Plan has been confirmed by the Local Planning Authority. 

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


C14
Movement and Parking Areas

Prior to commencement of the development, details of all materials to be used for hard surfaced areas within the site, including roads, driveways and parking areas, shall be submitted to and approved in writing by the Local Planning Authority. 



Reason: To provide a satisfactory development and ensure that the internal roads and other layouts are built to appropriate standards in accordance with Policy CP10 of the Core Strategy (adopted October 2011).
C15

Parking Management Plan

A parking management plan, including details of the allocation of vehicle parking spaces and cycle storage spaces within the development; long term management responsibilities and maintenance schedules for all communal parking areas, shall be submitted to and approved in writing by the Local Planning Authority prior to the occupation of the development hereby approved. The parking management plan shall be carried out as approved.


Reason: To provide a satisfactory development in accordance with Policy CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).
C16
Garages 
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) the garages shall be retained primarily for the garaging of private cars. No alterations shall be carried out to the garages such as to prevent their use for garaging private cars.

Reason: Having regard to the limitations of the site and to ensure adequate parking provision is maintained in accordance with the requirements of Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

C17
London Underground

The development hereby permitted shall not be commenced until detailed design and method statements (in consultation with London Underground) for all of the foundations, basement and ground floor structures, or for any other structures below ground level, including piling (temporary and permanent), have been submitted to and approved in writing by the local planning authority which:

1. Provide details on piling(
2. Provide details on the use of tall plant 

The development shall thereafter be carried out in all respects in accordance with the approved design and method statements, and all structures and works comprised within the development hereby permitted which are required by the approved design statements in order to procure the matters mentioned in paragraphs of this condition shall be completed, in their entirety, before any part of the building hereby permitted is occupied.

Reason: To ensure that the development does not impact on existing London Underground transport infrastructure, in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).


C18
Site Waste Management Plan (SWMP)


Prior to the commencement of development, including any demolition, a Site Waste Management Plan (SWMP) shall be submitted to and approved in writing by the Local Planning Authority.  The SWMP should aim to reduce the amount of waste being produced on site and should contain information including types of waste removed from the site and where that waste is being taken to.  The development shall be carried out in accordance with the approved SWMP.  


Reason: To promote sustainable development and meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011), Policy DM10 of the Development Management Policies LDD (adopted July 2013) and Policy 12 of the adopted Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document (2012).

C19
Contamination
If, during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the local planning authority) shall be carried out until the developer has submitted a remediation strategy to the local planning authority detailing how this unsuspected contamination shall be dealt with and obtained written approval from the local planning authority. The remediation strategy shall be implemented as approved.

Reason: To safeguard the Source Protection Zone and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013). 
C20
Ecology - Recommendations

All of the key recommendations made in TABLE WM02 of the Wildlife Matters Ecology Report dated August 2012 should be implemented on-site.  These should be included in a Landscape and Ecological Enhancement Plan that should form part of a Construction and Environmental Management Plan (CEMP). The CEMP should also include a) the need to ensure that any removal of trees and scrub occurs outside of the bird breeding season (typically March to August inclusive), or if not, removal must be preceded by a visual inspection of the vegetation to ensure active nests are not present and b) ensure that prior to any works or demolition to on-site buildings or trees an updated bat survey is undertaken. If bats or evidence of bats is found before or during these update surveys, no works should take place on-site until a licensed bat ecologist has been consulted for advice as a European Protected Species derogation licence may be required. This CEMP should be agreed in writing with the local planning authority and thereafter be implemented in full prior to the occupation of the development.
Reason: To protect the amenities of wildlife 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).

C21
Archaeology

No demolition/development shall take place/commence until an Archaeological Written Scheme of Investigation has been submitted to and approved by the local planning authority in writing.  The scheme shall include an assessment of archaeological significance and research questions; and:
1.      The programme and methodology of site investigation and recording
2.      The programme for post investigation assessment
3.      Provision to be made for analysis of the site investigation and recording
4.      Provision to be made for publication and dissemination of the analysis and records of the site investigation
5.      Provision to be made for archive deposition of the analysis and records of the site investigation
6.      Nomination of a competent person or persons/organisation to undertake the works set out within the Archaeological Written Scheme of Investigation.

The demolition/development shall take place in accordance with the programme of archaeological works set out in the Written Scheme of Investigation approved under condition 6.  The development shall not be occupied/used until the site investigation and post investigation assessment has been completed in accordance with the programme set out in the Written Scheme of Investigation approved under condition 6 and the provision made for analysis and publication where appropriate. 
Reason: To ensure that an appropriate scheme of archaeological investigation and recording is undertaken and that a suitable contingency exists for the rapid investigation of any archaeological remains in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM3 of the Development Management Policies LDD (adopted July 2013).

C22
Boundary Details

No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a plan indicating the positions, design, materials and type of boundary treatment to be erected. The boundary treatment shall be erected prior to occupation and carried out in accordance with the approved details. 

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

C23
Levels

No development shall take place until details of the existing site levels and the proposed finished floor levels and sections of the proposed buildings have been submitted to and approved in writing by the Local Planning Authority.  Development shall be carried out in accordance with the approved details. 

Reason: In order to ensure a satisfactory form of development relative to surrounding buildings and landscape and to meet the requirements of 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).

C24
Refuse

Notwithstanding the details on the approved plans, no development shall take place 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 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM10 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C25
Sustainability

The development shall be carried out in accordance with the approved details and C-Plan Energy and Sustainability Statement.


Reason: To ensure that the development meets the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM4 of the Development Management Policies LDD (adopted July 2013) and to make as full a contribution to sustainable development principles as possible.
C26
Cycle Storage



Provision for the secure storage of bicycles as shown on the approved plans, shall be made prior to the occupation of any part of the building(s) hereby permitted and shall be permanently retained thereafter.  No part of the building hereby permitted shall be occupied until space for secure bicycle storage has been provided in accordance with these details.



Reason: In order to ensure that secure bicycle storage facilities are provided to encourage use of sustainable modes of travel in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 of the Development Management Policies LDD (adopted July 2013).


C27
Lighting



No development shall take place until details of any external lighting to be erected have been submitted to and approved in writing by the Local Planning Authority.  Development shall be carried out in accordance with the approved details and implemented prior to the occupation of any part of the development herby permitted. 



Reason: In the interests of visual amenity and to meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011).


C28
Noise Report - Recommendations



The recommendations regarding glazing set out in chapter 5 of the submitted Noise Report prepared by Auracle Acoustics and dated 9 December 2013 shall be implemented prior to the occupation of any part of the development hereby permitted and shall be permanently retained thereafter unless otherwise agreed in writing by the Local Planning Authority.



Reason: In the interests of amenity and to meet the requirements of Policy DM9 of the Development Management Policies LDD (adopted July 2013).  

C29
Basement Ventilation



Prior to the commencement of the development hereby permitted details of ventilation measures for the proposed basement shall be submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be implemented prior to the occupation of any part of the development hereby permitted and shall be permanently maintained thereafter.
Reason: In the interests of health and amenity and to meet the requirements of Policy DM9 of the Development Management Policies LDD (adopted July 2013).  
8.2
Informatives

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



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



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



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


I2
Hours of Work:


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


I3
Positive and Proactive Approach:



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) (Amendment No.2) Order 2012.  An amended scheme has been submitted following previous refusals in order to address objections raised regarding the loss of the Locally Important Building.  The development maintains/improves the economic, social and environmental conditions of the District.

I4
Surface Water Drainage: 



It is the responsibility of a developer to make proper 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 0845 850 2777. 

I5
National Grid: 



Due  ASK   \* MERGEFORMAT to the presence of National Grid apparatus in proximity to the specified area, the applicant/contractor should contact National Grid before any works are carried out to ensure their apparatus is not affected by any of the proposed works.

I6
Secured By Design: 



The applicant is advised that the Hertfordshire Constabulary Crime Prevention Design Advisor has commented that the development should be designed and constructed to Secured By Design standards.  Details of the SBD requirements for New Homes 2010 can be found at www.securedbydesign.com

I7
Highways: 



All works required to be undertaken on the adjoining Highway will require an Agreement with the Highway Authority. Before commencing the development the applicant shall contact HCC Highways Development Management, County Hall, Pegs Lane, Hertford, SG13 8DN to obtain their permission and requirements. This is to ensure any work undertaken in the highway is constructed in accordance with the Highway Authority’s specification and by a contractor who is authorised to work in the public highway. 


I8
London Underground Limited: 



The applicant is advised to contact London Underground Infrastructure Protection in advance of preparation of final design and associated method statements, in particular with regard to: piling and use of tall plant.

I9
Bats: 



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 and 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).


I10
Invasive Species: 



Please be advised that the management/removal of Japanese knotweed (and any other species listed under schedule 9 of the Wildlife and Countryside Act 1981 found at the site) and subsequent disposal from the site must be undertaken to comply with the law and on the advice of an appropriately qualified professional experienced in such removal / management work.


I11
S106: 



The applicant is reminded that this planning permission is subject to either a unilateral undertaking or an agreement made under the provisions of Section 106 of the Town and Country Planning Act 1990.
8.3
That in the absence of the completion of a satisfactory Section 106 Unilateral Undertaking/Agreement by midday on 19 August 2014 the APPLICATION BE DELEGATED TO THE DIRECTOR OF COMMUNITY AND ENVIRONMENTAL SERVICES TO REFUSE PLANNING PERMISSION for the following reasons:-

R1
he proposed development fails to meet the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and SPD: Affordable Housing (approved June 2011). The scheme is for market dwellings, no contribution has been made towards the provision of affordable housing and no satisfactory section 106 has been completed which contains an accepted mechanism ensuring that there is an updated appraisal of financial performance immediately before the development is substantially commenced to assess whether a commuted sum should apply to make up the under provision.

R2
Te proposed development would result in a significant increase in demand for education, libraries, youth facilities, open space/children's play space and sustainable transport provision in the area. There is currently a shortage of these facilities in the area. The proposed development would exacerbate this situation and in the absence of an agreement under the provisions of Section 106 of Town and Country Planning Act 1990 fails to recognise the impact of the development upon these services.  The proposal would also attract a requirement for fire hydrant provision. The application therefore fails to meet the requirements of Policies PSP1, CP1, CP8 and CP10 of the Core Strategy (adopted October 2011), Policy DM11 of the Development Management Policies LDD (adopted July 2013) and SPD: Open Space, Amenity and Children's Playspace (adopted December 2007).
8.4
Informatives

I1
Positive and Proactive Approach:



 ASK   \* MERGEFORMAT In line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) (Amendment No.2) Order 2012 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. However, for the reasons set out in this decision notice, the proposal is not considered to be acceptable.
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