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Development
Dear Mr Donovan,
The Town and Country Planning (General Permitted Development) (England) Order 2015, Non-immediate Article 4(1) Directions at Croxley Green, Maple Cross/Maple Lodge and Tolpits Lane Employment Areas

Thank you for your letter dated 22 August 2016 regarding the non-immediate Article 4(1) Directions that were made on 5 August 2016 covering the employment areas at Croxley Green, Maple Cross/Maple Lodge and Tolpits Lane. We would like to respond to your request for further evidence by outlining in this letter why we believe it is necessary to make these directions and how we believe they comply with the National Planning Policy Framework. 

Compliance with the National Planning Policy Framework (NPPF)
Background. The Council’s adopted Local Plan formally allocates the employment sites at Croxley Green, Tolpits Lane and Maple Cross/Maple Lodge as Employment Site Allocations (site references E(a), E(b) and E(d)). The Site Allocations Local Development Document, which forms part of the Local Plan, contains these allocations along with the accompanying policy: Policy SA2: Employment Site Allocations. This policy makes it clear that allocated employment sites will be safeguarded for business, industrial and storage uses. The independent Inspector appointed by the Inspector found this document and the allocations within it to be compliant with the NPPF. The Site Allocations LDD was subsequently adopted in November 2014, after the NPPF came into force in March 2012. 

In line with paragraph 200 of the NPPF and paragraph 38 (Reference ID: 13-038-20140306) of the Planning Practice Guidance (PPG), the Council considers the most appropriate way to protect the wellbeing of these employment areas from changes of use from office and light industrial uses to residential, including the viability of the businesses that are currently within them, is through the use of Article 4 Directions. The following explores these reasons further. 
The South West Hertfordshire Economic Study. The recently completed South West Hertfordshire Economic Study (published in February 2016), provides a review of the supply of employment land within the South West Hertfordshire area, including a review of the scale and characteristics of employment growth that may need to be planned for during the period 2013 through to 2036. This was a joint commission between this authority and the neighbouring Hertfordshire authorities of Dacorum Borough, Hertsmere Borough and Watford Borough.

The study predicts a total jobs growth in Three Rivers of 8,400, of which 43% (3,600) will be of ‘B’ class, during the period 2013 to 2036. This translates into an additional 7.1ha
 of land for office use development (56,400sqm for B1a and B1b uses
) and 1.5ha for distribution that will be needed within the District. This is following a relatively strong growth in jobs throughout the South West Hertfordshire area during the period 2004 to 2013, whereby Three Rivers experienced a 28% increase in the number of businesses.

The study also provides an assessment of the current levels of employment land within the South West Hertfordshire area on sites that are considered to be of strategic significance to the area. The Croxley Green, Maple Cross/Maple Lodge and Tolpits Lane employment areas were all reviewed within the study in terms of their existing quality and physical appearance, development potential, their possibilities for expansion/intensification and their overall suitability to meet future market demand. A summary of each of these employment areas, including the study’s recommendation for them are detailed below:
Croxley Business Green Business Park. This employment area predominantly contains high quality office uses that typically date from the 1990s and 2000s and is also situated close to the A412 (Watford Road) and the A4145. The Metropolitan Line Extension from Watford Junction to Croxley will pass near to the site and will create a new station at the northern edge of the business park. The Economic Study recommends that continued employment use within this site should be supported, as it is a high quality business park that has had considerable investment in landscaping, branding and site signage.
Currently, none of the businesses located within this site have been converted to residential uses. The Council is concerned that the business park may become increasingly attractive to prospective housing developers, due to the close proximity of the soon-to-be-constructed Metropolitan Line Extension which will include a new station to be located immediately to the north of the site.

Tolpits Lane Employment Area. This is the largest employment allocation within the District and contains a mixture of B1, B2 and B8 uses, including a cluster of B1a office buildings that are predominantly situated on the eastern side of the site. There have already been five prior approvals for office uses to residential uses, but only one has so far been implemented. The Council is concerned that this trend within this site will continue, if an Article 4 Direction is not confirmed. The Economic Study recommends that the Council should seek to support employment uses at this site.
Maple Cross/Maple Lodge Employment Area. This is a high-quality employment area that contains many businesses including the UK headquarters of Skanska and Renault/Nissan. Its location adjacent to the A412 (Denham Way) and close proximity to junction 17 of the M25 means that the site may also be particularly attractive to prospective housing developers. Currently, none of the business units within the site have been converted to residential uses. The Economic Study states that there is space for additional expansion at the site, which would be attractive from a commercial perspective.
Conclusion

There are over 300 businesses occupying land within these three employment areas. In the light of the evidence listed above, the employment site allocations at Croxley Green, Maple Cross/Maple Lodge and Tolpits Lane currently provide a significant contribution to the provision of jobs within the District. Their formal designation within the Local Plan as employment site allocations encourages new employment-generating uses to them, as it provides certainty that land has been solely allocated for employment within the District. It is considered therefore that these allocations are fundamental to ensuring that the District maintains adequate land for employment throughout the remainder of the Local Plan period and beyond. 

From a housing perspective, the Council currently has a nine year housing land supply
, which is significantly above the minimum requirement stated in paragraph 47 of the NPPF to provide five years worth of housing with an additional buffer of 5%. Whilst the Council supports the creation of more housing to meet and exceed its housing target, there is sufficient land within the District to do this effectively without the uncontrolled loss of essential office uses through permitted development rights. Therefore, as further housing site allocations within the Local Plan have yet to come forward, the Council does not believe that restricting the permitted development rights of office and light industrial to residential uses within these employment areas, will detrimentally affect the ability of this District to continue to meet this target and deliver new homes over the plan period.

We are aware that the Secretary of State has the power to modify or cancel an Article 4 Direction at any time and that his power will not be used unless there are clear reasons for doing so, under paragraph 51 of the PPG. We consider there to be a strong case for confirming the Article 4 Directions within these three employment areas and we look forward to hearing from the Secretary of State in due course. 

Thank you for your consideration.

Yours sincerely,
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Claire May MSc MRTPI
Principal Planning Officer

Three Rivers District Council
� 	Table 6.4 Employment Land Requirements in Hectares, 2013-2036. South West Hertfordshire Economic Study, February 2016. � HYPERLINK "http://www.threerivers.gov.uk/egcl-page/shma-and-economic-study-for-future-review-of-local-plan" �http://www.threerivers.gov.uk/egcl-page/shma-and-economic-study-for-future-review-of-local-plan�. 


� 	Table A.13 Employment Led Scenario. South West Hertfordshire Economic Study, February 2016. � HYPERLINK "http://www.threerivers.gov.uk/egcl-page/shma-and-economic-study-for-future-review-of-local-plan" �http://www.threerivers.gov.uk/egcl-page/shma-and-economic-study-for-future-review-of-local-plan�.


� 	Tables 6.1 and 6.4, South West Herts Economic Study, February 2016. � HYPERLINK "http://www.threerivers.gov.uk/egcl-page/shma-and-economic-study-for-future-review-of-local-plan" �http://www.threerivers.gov.uk/egcl-page/shma-and-economic-study-for-future-review-of-local-plan�.  


� 	The Annual Monitoring Report and the Housing Land Supply Update for 2014/15 was published in December 2015 and can be viewed here: � HYPERLINK "http://www.threerivers.gov.uk/egcl-page/annual-monitoring-report" �http://www.threerivers.gov.uk/egcl-page/annual-monitoring-report�. 
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