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  17/1436/AOD – Approval of Details: Details pursuant to Condition 18 of hybrid planning permission 16/0005/FUL comprising layout, scale, appearance and landscaping for Phase 2 at LAND AT SOUTH OXHEY CENTRAL for Countryside Properties PLC


 (
(DCES)

	Parish:    Watford Rural  
	Ward:    South Oxhey  

	Expiry Statutory Period:  27.10.2017 (Agreed extension)  

  
	Officer: Claire Westwood     

	
	

	Recommendation:  APPROVAL subject to conditions

	

	Reason for consideration by the Committee: Council interest in land.



UPDATE
A preliminary report was considered by Members at the Planning Committee meeting on 17 August 2017.

The main points raised at that meeting related to:

1. Parking – clarification of breakdown;
2. Amenity space provision;

3. Secured By Design – views to be sought from Crime Prevention Design Advisor;

4. Uses – clarification regarding reference to B1 & Sui Generis uses; and

5. Daylight / Sunlight – VSC & BRE Guidelines.

The report below has been updated where appropriate, however, for ease of reference, a summary response to these points from the applicant (in italics) and officers is provided below:
1. Parking (clarification of proposal)


Parking Ratio 

The proposed number of permanent car parking spaces at South Oxhey Central is fixed by Condition 45 of the Hybrid Planning Permission. The condition requires that there must be no less than a total number of 480 car parking spaces comprising 326 Residential and 154 Public. 

The number of permanent residential car parking spaces is not fixed within the Phase itself, but must (in conjunction with future phases) be provided in accordance with the overall quantum approved under Condition 45 of the Hybrid Planning Permission. Condition 45 of the Hybrid Planning Permission requires 7 of the 14 public spaces (visitor parking bays Bridlington Road) to be provided in this Phase. 

The following car parking provision is proposed in Phase 2: 

• 10 public parking spaces; and 

• 108 residential spaces for the 174 units. 



The proposals for Phase 2 are in accordance with the illustrative parking provision as set out in the Transport Assessment (ref: SO16) submitted in support of the hybrid planning application. The car parking strategy, which is in line with national policy guidance, was developed in conjunction with local planning and highways officers to strike an appropriate balance between car ownership and the promotion of alternative forms of sustainable travel. This is a unique opportunity to deliver sustainable development in a highly accessible location – one benefitting not only from good transport links but also local retail, schools, community, leisure and health facilities, and one which will be particularly attractive to groups not looking to be reliant on the car. 



Car use within development 

The developer has experience of delivering schemes with similar levels of parking, including recent successful examples of 0.48 spaces per dwelling at South Acton and 0.50 spaces per dwelling in Barham Park. Key to the success of these developments is the proximity of public transport and the availability of local services and amenity. 

Overall, the proposed residential units in Phase 2 will have a parking ratio of 0.62 spaces per unit which is considered an appropriate balance of parking given the very good public transport accessibility and the sustainable nature of the mixed use proposals, which include local retail and services, with schools and other community facilities in the immediate vicinity. We note that each house will have one dedicated car parking space. 


Maximising no. of parking spaces 

The proposed design has maximised the number of spaces for car parking, whilst respecting the principles of sustainable travel and good design. Large parking courts have been minimised to avoid dominance of the public realm. 



Further measures 

In response to concerns regarding occasional use of cars by those otherwise commuting by rail on a daily basis, the developer is currently exploring opportunities for the inclusion of car club vehicles with a suitable provider to attempt to secure provision on the development. 

2. Amenity space provision

Amenity Space Provision 
The Core Strategy recognises the importance of providing access to high quality open spaces and seeking to safeguard the countryside and Green Belt by encouraging sustainable patterns of development (Strategic Objective S1). The Core Strategy therefore directs higher density development to Brownfield land in the most accessible locations (Strategic Objective S2) as a means of protecting (and alleviating pressure on) the existing countryside and Green Belt. 
The regeneration of South Oxhey will play an important role in delivering a sustainable pattern of development and in meeting housing needs across the District. It is recognised as being one of the few remaining Brownfield sites available for sustainable urban regeneration. The focus of policy is to drive regeneration in South Oxhey to improve the housing stock, improve access to services, and increase sustainable modes of travel. 
Having regard to the relevant context above, the character of the new dwellings proposed is commensurate with the town centre environment, with a range of new urban typologies introduced into the area (including urban houses and town centre apartments). The character of these residential properties will therefore be different from those seen elsewhere in the District. In granting the HPP, flexibility was applied to the policy standards in terms amenity space, given the wider benefits that the scheme can deliver. The specification for the dwellings does however reflect market aspirations, with the type of private amenity space provision being commensurate with what prospective purchasers will expect from urban living in a town centre location such as South Oxhey. 
Every new home will have dedicated private amenity space either by way of a balcony (apartments) or a private garden (houses). This provides a useable amenity space which is able to accommodate a table and a chair for each household member. The scheme will substantially improve the current situation, where some existing residents do not currently have access to any private amenity space. 
On Site Open Space 
The District as a whole is well served by a variety of types of green and natural open space. The Council’s Open Space Assessment identifies that the Three Rivers District boasts large areas of countryside, most of which is designated Green Belt. In total, approximately 65% of the District is Green Belt land. There is generally a good distribution of natural and semi-natural sites across Three Rivers and specifically in the Watford Rural area where the site is located. 
A detailed audit of public open spaces within the local area (1km of the site) was conducted prior to submission of the Hybrid Planning Application. This assessed the availability, accessibility and quality of existing provision in order to ensure that the masterplan would provide good quality amenity for future residents. The audit found that, on a local level, the South Oxhey area has good access to a number of public amenity green spaces within walking distance. Specifically, there are 5 green public amenity spaces within 400 metres of the land at central South Oxhey providing a variety of opportunities for informal recreation. There are a further 13 green public amenity spaces within walking distance (1km). We note that there are formal recreational facilities available in 5 of these spaces, 3 of which specifically include children’s playgrounds. 

Public Open Space Provision 
From a qualitative perspective, the masterplan substantially improves the existing public realm and public amenity space provision in South Oxhey in accordance with planning policy objectives. From a quantitative perspective, the proposed layout, as secured by the detailed plans (SO9) and Parameter Plans (SO7), ensures that a policy compliant amount of public open space will be delivered as part of the scheme. At 21% of the South Oxhey Central area, the proposed amount of public open space within South Oxhey Central exceeds the target in Policy DM11, which requires developments of 25 or more dwellings or 0.6ha (whichever is greater) to make provision on site for 10% of the site area to be provided as open space. We note that this amount excludes incidental landscaped buffers and permanent parking areas, but includes the flexible space available for larger community events. 
This is a significant contribution towards further improving the available public amenity space in South Oxhey (in accordance with Policy DM11), whilst enabling the development to deliver the core objectives of meeting housing need and making the most efficient use of this Brownfield site in an accessible town centre location. 
The combination of the proposed private amenity space and the creation of new public amenity space within the site in addition to improved access to the good range of existing public amenity spaces already available in the local area, will ensure that residents have a high level of residential amenity with the choice of access to a range of types of spaces to suit their recreational needs.

3. Secured By Design – views to be sought from Crime Prevention Design Advisor

The Crime Prevention Design Advisor has provided comments which are included at 7.1.10 below.  They note that the development is to be built to Secured By Design Standards and raise no objections.  
4. Uses – clarification regarding reference to B1 & Sui Generis uses

Hybrid planning permission (HPP) 16/0005/FUL granted consent for a residential led mixed use development comprising Use Classes C3, A1/A2/A3/A4/A5 and D1/D2.  

Subsequent non material amendment applications have permitted amendments to the Development Schedule to include up to 550sqm Class B1 (office) and up to 186sqm Sui Generis (for use as a Bookmakers) uses.  The Class B1 (office) space is restricted to the first floor of units within Phase 1B (Station Approach).
In summary, the approved Development Schedule sets out the type and maximum quantity of development that can be provided across the South Oxhey redevelopment as a whole.  This permits up to 5,137 sqm of flexible town centre uses (Classes A1-A5, D1, D2, B1 and Bookmakers) including a foodstore of up to 1,714 sqm.  The foodstore is proposed to be delivered within Phase 3A and would therefore form part of a subsequent RM application.  As noted above, the Class B1 (office) use is restricted to the first floor level of units within Phase 1B (Station Approach).
The proposal for Phase 2 comprises of 730 sqm of flexible ‘town centre’ floorspace (Use Classes A1, A2, A3, A4, A5, D1 and D2) within Blocks M and N providing frontages to Fairfield Avenue and Prestwick Road.  All units would remain flexible so as to not overly restrict the ability for future tenants to occupy the units.  The mix of A1-A5, D1 and D2 will ensure an appropriate mix and would support the vitality and viability of the District Centre.

5. Daylight / Sunlight – VSC & BRE Guidelines

BRE Guidelines 
The Daylight and Sunlight Assessment submitted with the planning application expands on the overarching Daylight/Sunlight and Overshadowing Assessment (ref: SO37) undertaken in support of the Hybrid Planning Permission (HPP). The HPP Assessment (ref: SO37) tested the ‘worst case’ maximum parameters for the outline component (i.e. illustrative masterplan). The Assessment for this application gives full consideration to the detailed proposals that are submitted for approval. 
The BRE Guidelines provide objective methods for establishing the acceptability of internal daylight and sunlight and in terms of the potential impact on the neighbouring properties. In practice it is principally the main habitable rooms internal to the scheme and within the surrounding residential properties. 

It is important to recognise, the BRE Guidelines specify that the daylight and sunlight results be considered flexibly and in the context of the site as they do not differentiate between different types of development (for example, a high density infill development in an urban area as compared to a lower density development in semi-urban or rural location). The BRE Guidelines state specifically that “these values are purely advisory and different targets may be used based on the special requirements of the proposed development or its location.” Accordingly, the numerical figures should not be rigidly applied, but instead used as part of the overall evaluation of the daylight and sunlight to the surroundings in context of the site, its existing massing, and the need for regeneration and local planning policy guidance for the site. 

Protection of Amenity of Neighbours 
Modelling was conducted to determine the impact of the proposed massing of the illustrative masterplan and detailed designs of Phase 2 on the surrounding residential buildings by assessing the changes to the Vertical Sky Component (VSC) from the baseline position. The scope of the assessment included the neighbouring properties that face onto to the buildings proposed as part of Phase 2. 
The design team has made significant efforts to minimise the impact of the proposed development on the neighbouring dwellings while also making most effective use of this opportunity for higher density development in a sustainable and accessible town centre location. As a result, the calculated VSC for the majority (90%) of windows of habitable rooms of the neighbouring properties exceed the recommended level of 27%. Only seven windows fall short this target, however of these, five achieve a VSC above 26%, representing only a very minor deviation from the recommended figure and the remaining two windows achieve a VSC above 23.5%. 

Summary 
The combined effect of the outline and detailed components (effectively a worst-case impact assessment) on the surrounding sensitive receptors was accepted in principle under the Hybrid Planning Permission. For this phase of reserved matters, the proposed development does not extend beyond the envelope of the illustrative masterplan tested. 
The proposed designs for Phase 2 have sought to minimise the impacts on the neighbouring dwellings while delivering the wider objectives of the proposed development. Although we have assessed the options for improving the VSC for the windows that currently fall slightly short of the 27% guideline, this would require significant alterations to the proposed scheme, requiring both a reduction in the number of stories and a change to the layout, which would have substantial implications on the ability to deliver the number of new homes required to meet the local needs identified by Three Rivers District Council. 
It is important to recognise that the VSC target recommended by the BRE is purely advisory and different targets may be used based on the special requirements of the proposed development or its location. This recognises the need to strike a balance between the other demands placed on developments, particularly where the potential of development sites is being optimised in urban and semi-urban locations. 
The BRE guide explains that the numerical guidelines should be interpreted flexibly, since natural lighting is only one of many factors in site layout design. The local authority should therefore balance daylight and sunlight considerations against all other material planning considerations when deciding whether to grant planning permission. 
For developments in similar locations to South Oxhey, where there is a desire to optimise the density of development and maximise the potential of the site, it is common for some units to fall short of the BRE guidelines. In these cases the focus is on trying to limit the number of dwellings that fall below the target and the variation of these from the recommended levels. This is exactly the approach that has been taken by the design team in this case. 
On balance, we believe that the results of the Sunlight and Daylight Assessment demonstrate that the proposed development has delivered a good performance in the context of the extensive wider regeneration benefits of the scheme and when considering the fact that the proposed development is an urban infill scheme seeking to maximise the potential of a site near to a train station. 

1.
Relevant Planning History
1.1
12/1594/PREAPP - Re-development of the site to create new retail, residential and community uses. Closed October 2012.
1.2
15/1996/PREAPP - Phased comprehensive redevelopment of the land at South Oxhey (South Oxhey Central, Maylands Road, Hayling Road and Hallowes Crescent) to include the demolition of existing buildings and provision of residential-led mixed use development comprising Use Classes C3, A1, A1/A3, A4, D1 and D2, with associated site preparation/enabling works, transport infrastructure works, landscaping works and provision of car parking. Closed November 2015.

1.3
16/0005/FUL - Hybrid planning application for the phased comprehensive redevelopment of the land at South Oxhey (South Oxhey Central, Maylands Road, Hayling Road and Hallowes Crescent) to include the demolition of existing buildings and provision of residential led mixed use development comprising Use Classes C3, A1/A2/A3/A4/A5 and D1/D2, with associated site preparation/enabling works, transport infrastructure works, landscaping works and provision of car parking.  Permitted 31.05.16.  Implemented with works commenced in relation to Phase 1A.
1.4
Various Discharge of Condition (DIS) applications pursuant to planning application 16/0005/FUL.


1.5
16/2053/NMA - Non Material Amendment to planning permission 16/0005/FUL: Amendment  to the Development Schedule to include up to 550sqm gross internal floorspace for Class B1 (office) use within the defined Town Centre Uses; and amendment to the suite of parameter plans to provide an additional development zone for a single storey building within Phase 1B. Permitted 12.10.16.
1.6
16/2040/AOD - Approval of Details: Details pursuant to Condition 18 of hybrid planning permission 16/0005/FUL comprising layout, scale, appearance and landscaping for Phase 1B (Station Approach).  Permitted 20.01.17.

1.7
Various Discharge of Conditions (DIS) applications pursuant to planning application 16/2040/AOD.

1.8
16/2264/NMA - Non material amendment to planning permission 16/0005/FUL: Amendment to the Development Schedule to include up to 186sq.m gross internal floorspace for use as a Bookmakers (Sui Generis) within the defined Town Centre Uses. Permitted 04.11.16.
1.9
17/0520/NMA - Non material amendment to planning permission 16/0005/FUL: Amendment to the location of the substation within Phase 1A; Amendment to ground floor window location to House Type AH4 at Maylands Road; Amendment to elevations E and F in Phase 1A (amendments to columns at ground floor); and Change to the boiler types in 28 units in Blocks E and F from combi gas boilers to electric boilers.  Permitted 04.04.17.

1.10
17/1501/DIS - Discharge of Conditions 29 (Delivery and servicing plan), 33 (Public open space), 35 (Landscaping), 36 (C-Plan energy and sustainability measures), 43 (Flood mitigation and drainage), 46 (Highways access and layout) and 47 (Bicycle parking) pursuant to planning permission 16/0005/FUL (Phase 2).  Pending.

2.
Site Description

2.1
 ASK   \* MERGEFORMAT South Oxhey lies to the north west of London and to the south of Watford. It is segregated from Carpenders Park to the east by the railway line.  Carpenders Park Station is sited between the two, in close proximity to the centre of South Oxhey. 

2.2
South Oxhey is essentially a large urban estate almost exclusively made up of Council built properties, although many of these houses are now privately owned.  The estate was built after the Second World War to help alleviate housing pressures in London.

2.3
The current Reserved Matters application relates to Phase 2 which forms part of the South Oxhey Central parcel.  The site is bounded by Fairfield Road to the north, Henbury Way to the west, Prestwick Road to the east and St Andrews Road to the south.  

2.4
The site currently accommodates a mix of Class A uses along Bridlington Road and, St Andrews Road and Prestwick Road at the ground floor, with residential (Class C3) flats above in blocks of predominantly 4-storeys.  There is a pub and hall to the west part of the site.
2.5
The site is within an established residential area surrounded by residential properties.  It is an accessible town centre location within a designated district centre.  Carpenders Park Station is located to the east of the site.

3.
Description of Proposed Development
3.1
Hybrid planning permission (HPP) 16/0005/FUL granted consent for the phased comprehensive redevelopment of the land at South Oxhey (South Oxhey Central, Maylands Road, Hayling Road and Hallowes Crescent) to include the demolition of existing buildings and provision of residential led mixed use development comprising Use Classes C3, A1/A2/A3/A4/A5 and D1/D2, with associated site preparation/enabling works, transport infrastructure works, landscaping works and provision of car parking.  Subsequent non material amendment applications have permitted amendments to the Development Schedule to include Class B1 and Sui Generis (Bookmakers) uses.  The Class B1 (office use) is restricted to the first floor of units within Phase 1B (Station Approach). 
3.2
Details for Phase 2 (comprising 2A and 2B) were approved in outline with details of access agreed.

3.3
The current application seeks approval for the details or ‘Reserved Matters’ (RM) for Phase 2 comprising details of layout, scale, appearance and landscaping and has been prepared in accordance with the approved Primary Control Documents (parameter plans, outline development schedule and Design Guidelines Document) and commitments set out within the Secondary Control Documents which formed part of application 16/0005/FUL.
3.4 In summary, consent is sought for:
· Demolition of all existing buildings;
· Provision of 174 dwellings (of which 48 are affordable);
· Provision of 730 square metres of flexible ‘town centre’ floorspace (Use Classes A1, A2, A3, A4, A5, D1 and D2); and

· Public realm works, including a new market place.

3.5
The approved parameter plans identified 4 distinct character areas for the land at South Oxhey Central: Station Square; Market Place / Prestwick Road; The Mews; and The Western Apartments.  Phase 2 incorporates land within 3 of these character areas, Market Place / Prestwick Road; The Mews; and The Western Apartments.


Market Place / Prestwick Road

3.6
A part of Phase 2 this would include Blocks M, N and N1.  These would form a ‘U’ shape between Fairfield Avenue (to the north), Prestwick Road (to the east) and St Andrews Road (to the south).  The Market Place would be located to the east of Blocks M and N.

Blocks M, N & N1

3.7
Block M would occupy the corner of Fairfield Avenue and Prestwick Road.  It would be set back between 8 – 9.2 metres from Fairfield Avenue and approximately 25.6 metres from Prestwick Road.  The Market Place (described below) would be located to the front of Block M between the building and Prestwick Road.  Block M would be part 4 (fronting Fairfield Avenue), part 6 (fronting Market Place) and part 7 (landmark element at corner of Fairfield Avenue and Market Place) storeys.  Block M would have a flat roof with a minimum height of 14.5 metres (4 storey element) and maximum height of approximately 24.7 metres (7 storey element).  

3.8
At ground floor level Block M would include 4 commercial units, 2 fronting Market Place and 2 fronting Fairfield Avenue.  A service corridor would be accessed from Fairfield Avenue.  Refuse storage for the residential units above would be located to the rear and accessed via the rear courtyard.  The upper levels would be residential with a total of 33 flats (7 on each floor 1st – 3rd and 4 on each floor 4th – 6th).  Access to the flats would be via Fairfield Avenue.  All flats would benefit from a balcony.
3.9
Block N would be located on the corner of Market Place and Northern Road (a new east west access road).  It would be set back approximately 25.6 metres from Prestwick Road, following the building line of Block M which it would adjoin to the north.  Block N would be 6 storeys with a flat roof and a maximum height of approximately 20.8 metres.
3.10
At ground floor level Block N would include 2 commercial units.  Refuse storage for these units would be accessed via Northern Road.  A cycle store would be located to the rear and accessed via the rear courtyard, this would provide 42 cycle spaces for residents of Blocks M, N and N1.  Entrance to the residential units within Block N would be via Market Place, with 8 flats per floor (1st – 5th floors).  All 40 flats would benefit from a balcony.

3.11
Block N1 would front Northern Road and would be part 4, part 5 storeys, stepping down in height from east to west.  It would have a flat roof with a maximum height of approximately 16.6 metres and minimum height of approximately 13 metres.  Block N1 would be wholly residential, with 9 flats (2 on each floor ground – 3rd floors and 1 at 4th floor).  Ground floor units would each have a small terrace with balconies for flats at upper level.  Entrance to the residential units would be from Northern Road.
3.12 
31 surface level car parking spaces would be provided in a courtyard to the rear of Blocks M, N and N1; these would be accessed via Northern Road.  Refuse storage for Block N1 residents would be in a detached building within the rear courtyard.

3.13
Blocks M, N and N1 would be constructed in a mix of materials including cream multistock facing brickwork and dark brown infill brick.  It is proposed that grey/blue brick work would be used for the 7 storey element and would include feature brickwork between the windows.  Feature balconies are proposed to the corner of this building with an alternating pattern for the balcony rails and feature cladding to add interest.

3.14
In total, 730 square metres of flexible ‘town centre’ floorspace (Use Classes A1, A2, A3, A4, A5, D1 and D2) is proposed within Phase 2 at the ground floor level of Blocks M and N.

3.15
A loading bay would be located to the north of Block M on Fairfield Avenue.  4 short stay parking spaces are also proposed.


Market Place

3.16
Market Place would be a predominantly hard landscaped area to the front (east) of Blocks M and N for use for the weekly markets and other events.  Soft landscaping would assist in creating areas for market stalls, café seating and bench seating.  Other ancillary additions such as in ground power points, fixed bollards and lighting columns would support the use of this space.  Cycle parking is also proposed (14 spaces).  A loading bay providing parking for vans and access for stall holders is located to the south off Northern Road.
The Mews
3.17
To the west of Blocks M, N and N1, 12 houses are proposed in 2 x terraces of 6 dwellings.  The northern terrace would front Fairfield Avenue and the southern terrace would front Northern Road.  Both terraces would be stepped with the end units set forward of the central units.  Each would benefit from a private rear garden, with the gardens of the central units backing onto each other.  6 off street parking spaces would be provided to the front of each terrace, with 1 space per dwelling.
3.18
The 12 dwellings would comprise a mix of 2 and 3 storey house types.  The 4 end units would be 3 storeys with front and rear facing gables and a maximum ridge height of approximately 10.3 metres.  The central units would be 2 storeys with a pitched roof and maximum height of approximately 8.1 metres.
3.19
External materials would comprise a mix of buff and grey/brown facing brickwork.


The Western Apartments
3.20
As part of Phase 2 this would include Blocks H, I, D and D1.  Blocks H and I are adjoining Blocks that would be located to the west of the main parcel adjacent to Bridlington Road to the west.  Block H to the north adjacent to Fairfield Avenue and Block I to the south adjacent to St Andrews Road.  Blocks D and D1 would be located between Bridlington Road and Henbury Way.  Block D to the west would be adjacent to Henbury Way and Block D1 to the east adjacent to Bridlington Road.  Both Blocks D and D1 would adjoin Henbury Place to the south.

Block H & I

3.21
Block H and I would comprise a single building fronting onto Bridlington Road.  It would have a maximum width (north to south) of 53.9 metres and maximum depth (east to west) of approximately 18 metres.  The building would be set back approximately 5.6 – 6 metres from Fairfield Avenue to the north and 6 – 6.4 metres from Bridlington Road to the west.
3.22
Block H and I would be 4 storeys in height with a flat roof and maximum height of approximately 13.4 metres.  The roof would step up gradually from south to north.  In terms of materials, the plans indicate that Block H and I would be constructed in a mixture of buff, grey/brown and brown facing brickwork with feature brickwork panels.

3.23
Whilst comprising a single building, there would be 2 separate entrances into the building with Block H to the south accessed from Northern Road and Block I to the north accessed from Fairfield Avenue.  Separate stair cores to each end of the building would provide access to the flats within both Blocks.  A total of 42 flats are proposed (21 within both Blocks), 6 flats at ground floor level and 12 flats at each level above (1st – 3rd).  The ground floor flats would all have a small terrace with all flats at upper levels benefiting from a private balcony.  A refuse storage area is proposed at both ends of the building (one within each block).  Internal cycle storage for 21 bicycles would be provided and would be centrally located and accessible by residents of both Blocks H and I.  An element of the ground floor would be occupied by 16 undercroft car parking spaces.  

3.24
In total, 36 car parking spaces are proposed to serve Block H and I, 16 undercroft spaces and 20 surface level spaces to the east of the building.  All vehicular access would be from Bridlington Road onto Northern Road.
3.25
4 short stay parking spaces are proposed to the west of Block H on Bridlington Road.  The existing bus stop of Fairfield Avenue would be relocated 35 metres to the west, sited to the north of Block H with a bus shelter.  It is necessary to re-site the bus stop in order to avoid conflict with the proposed vehicular access to The Mews dwellings.

Blocks D & D1
3.26
Block D would have a roughly square footprint with a maximum width (west to east) of approximately 19 metres and maximum depth (north to south) of approximately 18.3 metres.  Block D would be set back approximately 3.4 metres from Henbury Way to the west, although balconies (first floor level upwards) and ground floor railings would project closer to the highway.  Block D would be set back approximately 1.8 metres from Henbury Place to the south, although an entrance canopy and balconies (first floor level upwards) would project closer.  Block D would be sited approximately 1.8 metres from the northern site boundary.  Block D would be 4 storeys in height with a flat roof and maximum height of approximately 13.4 metres.
3.27
Block D would include 13 flats, 1 flat at ground floor level and 4 flats at each level above (1st – 3rd).  The ground floor flat would have a small terrace with all flats at upper levels benefiting from a private balcony.  All flats would be accessed from internal stair core/landings, with the main building entrance to the south from Henbury Place.  Refuse storage would be provided at ground floor.  An element of the ground floor of Block D would be occupied by 5 undercroft car parking spaces.  A cycle store providing 20 spaces and for use by occupiers of Blocks D and D1 would also be located at ground floor level and accessible from the eastern elevation.

3.28
Block D1 would have a roughly rectangular footprint with a maximum width (north to south) of approximately 34.6 metres and maximum depth (east to west) of approximately 18 metres.  Block D1 would be set back between 3 – 3.6 metres from Bridlington Road to the east, although an entrance canopy and balconies (first floor level upwards) would project closer.  Block D1 would be set back approximately 1 metre from Henbury Place to the south and approximately 1.8 metres from the northern site boundary.  Block D1 would be 4 storeys in height with a flat roof and maximum height of approximately 13.4 metres.

3.29
Block D1 would include 25 flats, 4 flats at ground floor level and 7 flats at each level above (1st – 3rd).  The ground floor flats would all have a small terrace with all flats at upper levels benefiting from a private balcony.  All flats would be accessed from internal stair core/landings, with the main building entrance to the east from Bridlington Road.  Refuse storage would be provided at ground floor.  An element of the ground floor of Block D1 would be occupied by 9 undercroft car parking spaces.  
3.30
In total, 29 car parking spaces are proposed to serve Blocks D and D1.  This is comprised of 14 undercroft spaces (5 to Block D and 9 to Block D1) and 15 surface level spaces between the 2 Blocks.  All vehicular access would be from Henbury Way onto Henbury Place.
3.31
In terms of materials, the plans indicate that Blocks D and D1 would be constructed in a mixture of buff, grey/brown and brown facing brickwork with feature brickwork panels.

3.32
In total 174 dwellings (48 affordable units) are proposed within Phase 2.  The mix of units is summarised in the table below:

	
	Private
	Affordable
	Total

	1 bed 2 person flat
	43
	14
	57

	2 bed 3 person flat
	14
	
	14

	2 bed 4 person flat
	58
	28
	86

	3 bed 5 person flat
	
	5
	5

	2 bed 4 person house
	4
	
	4

	3 bed 5 person house
	3
	1
	4

	4 bed 7 person house
	4
	
	4

	Total
	126
	48
	174


3.33

The affordable units would be located within Blocks D, D1 and N1, with 1 Mews House.
3.34
A total of 108 car parking spaces are proposed for the residential elements within Phase 2 as summarised in the table below.

	Block
	No. of Spaces

	D & D1
	29

	H & I
	36

	M, N & N1
	31

	The Mews (12 houses)
	12

	Total
	108


3.35
In addition to the submitted plans, the application is accompanied by:

· Planning Statement

· Design & Access Statement

· Sustainability Compliance Statement

· Energy and CO2 Compliance Statement

· Statement of Community Involvement

· Biodiversity Checklist

· Transport Assessment Compliance Statement

· Accommodation Schedule

· Drainage Strategy

· Daylight/Sunlight Compliance Statement

· M&E Design Report

· Utilities Statement

· Dwelling Type Plans

  
4.
Consultation
4.1.
Statutory   Consultation 
4.1.1
National Grid – [No objection, informative requested]


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.
4.1.2
Watford Rural Parish Council – No response received.
4.1.3
Hertfordshire Highways – [No objection]
The development of the design shown in the documents submitted with this application has been carried out in close cooperation with officers of the Highway Authority with responsibility for development management. The Transport Assessment Compliance Statement (referred to as Transport Statement throughout its text) demonstrates that the proposed development is unlikely to have a severe negative impact on the surrounding road network, rights of way and transport serves.

4.1.4
Network Rail – [No objection]
Unless the proposal includes piling works Network Rail has no comments.
 
Should the proposal include piling works then these should be issued to Network Rail for agreement (email: AssetProtectionLNWSouth@networkrail.co.uk).
4.1.5
London Underground Limited – [No comment]
I can confirm that London Underground Infrastructure Protection has no comment to make on this planning application.
4.1.6
TRDC Traffic Engineer – No response received.
4.1.7
Sustainable Projects Officer – No response received.
4.1.8
Landscape Officer – No objection.
4.1.8(a)
Tree planting and landscaping looks OK however I would expect to have details of species and tree sizes at time of planting in order to ensure that the planting is likely to have an impact from the start. Also things like the hedge shown adjacent to the footpath to Prestwick Road should be reinforced with substantial enough fencing to ensure that people do not just walk through the planting. The hedge planting would benefit from being established hedge at the time of planting, so rather an instant hedge, as to establish anything other than this here would not be likely to succeed. 

Illustrations are showing trees at around 8-10m in height and it is not clear if this is a representation of what the planting will look like on completion, or some time from when planting is undertaken.

With regards to the discharge of conditions application, I am only concerned with the discharge of conditions 33 (Public Open Space), 35 (Landscaping)

Landscape Design 2A Overall 1 of 2 and 2 of 2

I need details of landscaping to include species, planting size/specification and density of planting in order to discharge the condition. The plan shows little more than more indicative strategic planting.

Market Place Landscape Design and Sections gives a visual indication as to what the scheme will look like, but no further details.

I do not really feel overall that we have sufficient information relating to the soft landscaping in order to either approve the details of the first application or discharge of conditions 33 or 35 of the permission relating to Public Open Space or Landscaping.
4.1.8(b)
Following the receipt of the above comments and discussions between the Landscape Architect and Council’s Landscape Officer, the following information has been provided:  454-2A-06 1 of 2 (Soft Landscape Design); 454-2A-07 2 of 2 (Soft Landscape Design); 454-2A-08 (Market Place Landscape Details); and Planting Schedule (02.10.2017).

4.1.8(c) The Landscape Officer has verbally advised that they raise no objections following the receipt of this additional information.

4.1.9
Environment Agency – No response received.
4.1.10
Herts Constabulary – [No objection]
Thank you for sight of planning application 17/1436/AOD my comments are made from a crime prevention perspective only.  

I did consult with Gardner Stewart Architects at the pre application stage and am pleased that security and secured by design have been referenced in the Design Access Statement.

· Consideration of security and natural surveillance

· Clear definition of public/private realms

· Consultation with the Crime Prevention Design Officer for Herts.

· Similar build to Phase 1 

· Windows to be to the Secured by Design standard. 

Comments

The initial pre application advice still stands, if the development is built to the Police Security Standard Secured by Design this would not only mitigate my concerns around security but would meet the requirements of approved Document Q (ADQ). 

I would like to thank the applicants for consulting with us at the pre application stage and their intention to build to the Secured by Design Standard; I welcome the opportunity to work with all parties in the future.   

4.1.11
Fire Protection Department – [Advisory comments]
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 2010 Approved Document B (ADB), section B5, sub-section 16.

2. Access routes for Hertfordshire Fire and Rescue Service vehicles should achieve a minimum carrying capacity of 18 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.  – NOTE: Water supplies to this site are not currently sufficient.

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.

The comments made by this Fire Authority do not prejudice any further requirements that may be necessary to comply with the Building Regulations.

If you require any further clarification regarding the contents of this letter, please contact the inspector named below.
4.1.12
Flood Risk Management Team – [No comments to make]
Thank you for consulting us on above application for the approval of details: details pursuant to Condition 18 of hybrid planning permission 16/0005/FUL comprising layout, scale, appearance and landscaping for Phase 2, at Land at South Oxhey Central.

The Condition 18 is not related to flood risk or surface water drainage strategy, therefore in relation to this condition this is something we cannot advise on.

NB. HCC have advised that they will make comments pursuant to the discharge of condition 43 of 16/0005/FUL.
4.1.13
Local Plans – [No objection]
Local Plans support the Approval of Details as long as they are in line with the parameters set out in the approved hybrid application 16/0005/FUL.
4.1.14
Hertfordshire Ecology – [No comments to make]

I have seen the documents submitted in support of this application and have no comments or objections to make on behalf of ecology.
4.1.15
HCC Waste & Minerals Team – [No comments to make]
4.1.16
Environmental Health – No response received.
4.1.17
Environmental Protection – No response received.
4.1.18
Oxhey Hall Residents Association – No response received.
4.1.19
NHS Herts Valleys – No response received.
4.1.20
NHS Integrated Accommodation Commission – No response received.
4.1.21
Housing Manager – No response received.
4.1.22
Housing Strategy Officer – [No comment]
No further comments to be added at this time.

4.1.23
Affinity Water – No response received.
4.1.24
Thames Water – No response received.
4.1.25
British Pipeline Agency – [No objection]
NOT IN ZONE OF INTEREST

Thank you for your correspondence enclosing details of your proposals as listed above.

We are not aware that any of BPA Pipelines apparatus, falls within the vicinity of the above noted location.
However, if the location of your work should change, please complete a new Linesearch enquiry immediately, using www.linesearch.org 
Whilst we try to ensure the information we provide is accurate, the information is provided Without Prejudice and we accept no liability for claims arising from any inaccuracy, omissions or errors contained herein.

4.1.26
London Borough of Harrow – No response received.
4.1.27
Herts Archaeology – [No objection]
In this instance I consider that the development is unlikely to have a significant impact on heritage assets of archaeological interest, and I have no comment to make upon the proposal.

4.1.28
Herts Public Health – No response received.
4.1.29
Herts Property Services – No response received.
4.1.30
HCC Footpath Section – No response received.
4.1.31
Herts & Middlesex Wildlife Trust – No response received.
4.1.32
Health & Community Services – No response received.
4.1.33
Highways Agency – [No objection]

Highways England offer no objection.

4.1.34
London Borough of Hillingdon – No response received.
4.1.35
Natural England – No response received.
4.1.36
Carpenders Park Residents Association – No response received.
4.2
Public Consultation
4.2.1
Number consulted: 577
4.2.2
Number of responses received: 0 
4.2.3
Site notices (x4): Posted 20.07.2017 / Expired 10.08.2017

4.2.4
Press notice: Published 21.07.2017 / Expired 11.08.2017 ASK   \* MERGEFORMAT 
4.2.5
The applicant provided Oxhey Library with hard copies of the plans and Planning and Design and Access Statements.
4.2.6
Summary of Responses

None received.
5.
Reason for Delay
5.1
None. Agreed Extension.  
6.
Relevant Planning Policy, Guidance and Legislation
6.1
  

    The   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 PSP2, CP1, CP2, CP3, CP4, CP6, CP7, CP8, CP9, CP10, CP12 and CP13.


The Development Management Policies Local Development Document (LDD) was adopted on 26 July 2013 having been through a full public participation process and Examination in Public.  Relevant policies include DM1, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM12 and DM13 and Appendices 2 and 5. 

The Community Infrastructure Levy (CIL) Charging Schedule and Regulation 123 List were adopted in February 2015. 

The Site Allocations LDD was adopted in November 2014. Sites H(29) and R(B) are relevant.  Policies SA1, SA4 and SA6 are also applicable. 

6.2
National Planning Policy Framework (NPPF)


On 27 March 2012, the framework of government guidance in the form of Planning Policy Statements and Planning Policy Guidance Notes was replaced by the National Planning Policy Framework (NPPF). The application has been considered against the policies of the Core Strategy (adopted October 2011), the Development Management Policies Local Development Document (adopted July 2013) and the Site Allocations Local Development Document (adopted November 2014) as well as the Government‘s online guidance known as the National Planning Practice Guidance (NPPG). The policies of Three Rivers District Council reflect the content of the NPPF.

6.3
Other


Three Rivers Annual Monitoring Report (2015/16).

Three Rivers Retail and Leisure Study (2012)


South Oxhey Initiative Invitation to Participate in Dialogue – Stage 2 (Deloitte, January 2015)

Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document (2012) and Hertfordshire Minerals Local Plan Review 2002-2016 (2007).

National Planning Policy for Waste (2014).


Roads in Hertfordshire: Highway Design Guide (2011).


Hertfordshire County Council Local Transport Plan 3 (2011).

HCC Active Travel Strategy (2013).

HCC Rail Strategy (2011)


South West Hertfordshire Transport Plan – Review and Action Plan (2008).

Manual for Streets (Department for Transport, 2007).


Site Layout Planning for Daylight and Sunlight: A Guide To Good Practice (Second Edition, 2011) by Paul Littlefair of BRE.

Residential Parking Provision in New Residential Developments (Transport for London, 2012).


The Localism Act received Royal Assent on 15 November 2011. The Growth and Infrastructure Act achieved Royal Assent on 25 April 2013.


The Planning (Listed Buildings and Conservation Areas) Act 1990, the Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and Species Regulations 2010, the Natural Environment and Rural Communities Act 2006, the Habitat Regulations 1994 and The Flood and Water Management Act 2010 are also relevant.

7.
Planning Analysis
7.1
Background/Principle of Development

7.1.1
Planning application 16/0005/FUL was granted in May 2016 for the redevelopment of South Oxhey Central and Satellite Sites.  The planning permission was granted in hybrid form (HPP), with part in full (Satellite Sites and Phase 1A) and part in outline (the remainder).  With regard to the outline element, with the exception of access, all matters were reserved.  The parameters for the Reserved Matters (RM) applications are set out within Primary Control Documents (approved as part of application 16/0005/FUL) and supporting Secondary Control Documents.

7.1.2
The principle of the redevelopment of the site has therefore been established by the HPP (16/0005/FUL).

7.2
Commercial Uses
7.2.1
Policy CP7 of the Core Strategy (adopted October 2011) sets out that where there is an identified need for new town centre development, Town and District Centres will be the focus for this development.  South Oxhey is identified as a District / Key Centre. 

7.2.2
Policy SA4 of the Site Allocations LDD (adopted November 2014) states that retail development will be acceptable in principle within the identified shopping hierarchy of centres including the District Centre at South Oxhey.

7.2.3
Policy SA6 of the Site Allocations LDD (adopted November 2014) states that the Council will promote the regeneration of South Oxhey to deliver improved access to services, improved shopping facilities, better quality leisure and community facilities and improved access to employment, education, skills and training. 

7.2.4
Policy CP6 of the Core Strategy (adopted October 2011) relates to employment and economic development and supports sustainable growth.

7.2.5
The NPPF states in paragraph 23 that Local Planning Authorities should, amongst other things:

· ‘recognise town centres as the heart of their communities’, 

· ‘promote competitive town centres that provide customer choice and a diverse retail offer and which reflect the individuality of town centres’, and

·  ‘where town centres are in decline, local planning authorities should plan positively for their future to encourage economic activity’.

7.2.6
The approved Development Schedule sets out the type and maximum quantity of development that can be provided across the South Oxhey redevelopment as a whole.  This permits up to 5,137 sqm of flexible town centre uses (Classes A1-A5, D1, D2, B1 and Bookmakers) including a foodstore of up to 1,714 sqm.  The foodstore is proposed to be delivered within Phase 3A and would therefore form part of a subsequent RM application.  The Class B1 (office) use is restricted to the first floor level of units within Phase 1B (Station Approach).
7.2.7
The proposal for Phase 2 comprises of 730 sqm of flexible ‘town centre’ floorspace (Use Classes A1, A2, A3, A4, A5, D1 and D2) within Blocks M and N providing frontages to Fairfield Avenue and Prestwick Road.  All units would remain flexible so as to not overly restrict the ability for future tenants to occupy the units.  The mix of A1-A5, D1 and D2 will ensure an appropriate mix and would support the vitality and viability of the District Centre.

7.2.8
The vitality and viability of the District Centre would be further enhanced by proposals for the Market Place, discussed in more detail below.

7.2.9
The proposal is in accordance with the Development Schedule in terms of the quantum and mix of units.  It is considered that the proposed development would enhance the vitality and viability of this District Centre.  
7.3
Housing
7.3.1
The proposed amount and size (in terms of number of bedrooms) of housing is fixed by Condition 24 of the HPP.  The maximum number of residential units across the consent is fixed at 514 of which 96 must be affordable.  For the residential element, the outline planning permission (of which Phase 2 forms part) requires the delivery of 374 units within the South Oxhey Central sites of which 48 must be affordable.
	
	1-bed
	2-bed
	3-bed
	4-bed
	Total

	South Oxhey Central 

(Outline Element)
	111
	241
	18
	4
	374


7.3.2
The amount and size (in terms of number of bedrooms) of affordable units is fixed by Condition 25 of the HPP as follows:

	
	Apartments
	Houses
	

	
	1 bed

2 per
	2 bed

4 per
	3 bed

5 per
	3 bed

5 per
	4 bed

6 per
	Total

	South Oxhey Central (apartments in Blocks D, D1, N1 and 1 house in Parcel 1B).
	14
	28
	5
	1
	-
	48


7.3.3
The phasing of residential units is established by Condition 21 of the HPP which requires 174 units across Phase 2, including 48 affordable units.
7.3.3
The current RM application (Phase 2) proposes 174 residential units of which 48 would be affordable.  The number and size of units proposed in Phase 2 is illustrated in the table below:  
	
	Private
	Affordable
	Total

	1 bed 2 person flat
	43
	14
	57

	2 bed 3 person flat
	14
	
	14

	2 bed 4 person flat
	58
	28
	86

	3 bed 5 person flat
	
	5
	5

	2 bed 4 person house
	4
	
	4

	3 bed 5 person house
	3
	1
	4

	4 bed 7 person house
	4
	
	4

	Total
	126
	48
	174


7.3.4
The current RM application (Phase 2) would provide all of the affordable housing required at outline stage.  A total of 126 private units would be provided.  The remaining provision (200 private units) would be delivered as Phase 3 in accordance with the phasing plan agreed pursuant to Condition 21 of the HPP with the following mix:
	1 bed
	2 bed
	3 bed
	4 bed
	Total

	54
	137
	9
	0
	200


7.3.5
The proposed residential mix would accord with the parameters of the HPP and the relevant conditions and is therefore considered acceptable.
7.4
Layout, Scale & Massing
7.4.1
Policy CP1 of the Core Strategy (adopted October 2011) seeks to ensure that all development will contribute to the sustainability of the District.  This includes taking into account the need to (n) ‘promote buildings and public spaces of a high enduring design quality that respects local distinctiveness, is accessible to all and reduces opportunities for crime and anti-social behaviour’.

7.4.2
Policy CP12 of the Core Strategy (adopted October 2011) seeks to ensure that all development has a high standard of design. For example, development proposals should:

· have regard to the local context and conserve or enhance the character, amenities and quality of an area

· make efficient use of land whilst respecting the distinctiveness of the surrounding area in terms of density, character, layout and spacing, amenity, scale, height, massing and use of materials

· ensure buildings and spaces are, wherever possible, orientated to gain benefit from sunlight and passive solar energy

· design out opportunities for crime and anti-social behaviour

· incorporate visually attractive frontages to adjoining streets and public spaces

· ensure all appropriate frontages contain windows and doors that assist informal surveillance of the public realm

· use high standards of building materials and finishes

· make a clear distinction between public and private spaces and enhance the public realm

· provide convenient, safe and visually attractive areas for the parking of vehicles and cycles without dominating the development or its surroundings.

7.4.3
The NPPF states in paragraphs 56 and 57 that:

‘The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people.

It is important to plan positively for the achievement of high quality and inclusive design for all development, including individual buildings, public and private spaces and wider area development schemes.’


Layout:

7.4.4
The HPP granted approval for layout parameters which define development zones (within which buildings may be sited); land use frontage; zones within which streets must be sited; and zones for public open space.  The layout is formed of a series of interconnecting character areas, Station Square; Market Place / Prestwick Road; The Mews; and The Western Apartments.  Station Square (Phase 1B) is located to the east of Phase 2 and an improved pedestrian crossing will provide access into the Market Place.  The Market Place will provide a public space for use for markets and events, fronted by new retail units with residential uses above.
7.4.5
The development zones would be broken down in scale by clearly defined streets providing connection.  The new streets between the three new development Blocks fronting Prestwick Road will provide clear east – west connections between the Station, Market Place and more residential environment to the west.
7.4.6
The proposed layout is in accordance with the outline components of the HPP.

Scale & Massing:

7.4.7
Parameter Plans (Development Zones and Building Heights) approved with the hybrid planning permission define the maximum envelope within which a building may be built.  The submitted details accord with the requirements of the Parameter Plans in this regard.

7.4.8
As set out above, there are to be four distinct character areas at South Oxhey Central, Station Square; Market Place / Prestwick Road; The Mews; and The Western Apartments.  These areas are characterised by different densities and heights.  The Western Apartments (incorporating Blocks H, I, D and D1 as Phase 2) are generally 4 storeys in height, reflecting the scale of development within Phase 1A to the south and providing an appropriate frontage to Bridlington Road and Henbury Way.  The apartment blocks will have flat roofs with low parapets.  The flat roofs will be brown roofs, assisting the SuDS strategy and encouraging biodiversity.  Materials and detailing would reflect that previously agreed for Phase 1A to the south.

7.4.9
The Mews area would be characterised by 2 and 3 storey buildings, providing a lower density and separation between the Western Apartments and Market Place.  It is intended that the materials and detailing reflect both adjoining character areas.  
7.4.10
Buildings along Prestwick Road would range from 5 to 7 storeys with the taller elements on the junctions with Fairfield Avenue (Phase 2) and Oxhey Drive (to come forward as Part of Phase 3).  The 7 storey element to the corner of Fairfield Avenue and Prestwick Road forms a key visual marker overlooking the two major civic spaces (Market Place and Station Approach) within the wider redevelopment scheme.  It is intended to act a townscape marker, drawing visitors from Station Square towards the Market Place.  In order to define the landmark corner the following architectural elements are proposed:
· Contrasting colour palette for the facing brickwork – introduction of a light grey-blue brick.
· Detailing – set back brickwork feature panels to create depth and relief across the façade.
· Vertical alignment of balconies and windows helps create a vertical emphasis and break up the façade.
· Generous full height windows.
· Varied roofline – stepped massing – the rest of the building steps down from the corner. The parapet design also varies and provides interest.
7.4.11
The form, colour and detailing of materials for the remainder of the Market Place are intended to harmonise with but be differential to the landmark corner element.

7.4.12
Most buildings within South Oxhey Central will range from 2 – 4 storeys which is reflective of that existing.  Within the mixed use area along Prestwick Road buildings would step above this.  These higher buildings would be set back approximately 40 metres from those opposite due to the intervening highway and Market Place.

7.4.13
It is considered that the scale has been carefully considered to optimise and make best use of this brownfield site in accordance with the National Planning Policy Framework, whilst respecting the surrounding context.  There is no objection to the layout, scale and design which it is considered would be appropriate within this context and would support the regeneration of this District Centre.

7.5
Residential Amenity

7.5.1
Policy CP12 of the Core Strategy states that in seeking a high standard of design development proposals should protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space.


Neighbouring Occupiers:

7.5.2
Blocks M and N would be range from 5 – 7 storeys in height.  They would front the Market Place, set back approximately 25 metres from the boundary with Prestwick Road.  There are no existing residential neighbours immediately to the east, with Blocks M and N facing the proposed commercial development at Station Approach (Phase 1B) and the existing petrol station on Prestwick Road.  There would be a separation distance of approximately 40 metres between the front elevation of Blocks M and N and development to the opposite side of Prestwick Road.  The closest existing residential neighbours are those immediately to the south of the existing petrol station; the impact on these properties is considered in the Daylight and Sunlight Assessment submitted with the RM application and discussed in more detail below.
7.5.3
To the south the proposed development would adjoin Phase 1A and future Phase 3 and as such would not result in an unacceptable impact to neighbouring amenity.

7.5.4
Blocks D and D1 would be 4 storeys and would adjoin the William Morris Hall and library to the north.  Block D would be on the western edge of Phase 2 and would face towards Henbury Gardens to the west with existing 3 storey flats (Erskine House and Filton House) to the south-west and existing 2 storey dwellings (off Ferryhills Close) to the north west.  The separation distances and relative siting of the various buildings is such that the relationship between Block D and existing neighbours is considered acceptable both in terms of overshadowing/overlooking.
7.5.5
Blocks H and I would front Bridlington Road with the library located opposite.  Sufficient separation would be provided to ensure an acceptable relationship.  
7.5.6
Block H, the northern Mews houses and Block M would adjoin Fairfield Avenue to the north.  Existing properties on the opposite side of Fairfield Avenue are 2-storeys in height and are located at a lower land level and to the north of the proposed development.  There would be a separation distance of approximately 27 metres between Block H and the Mews houses and properties opposite, increasing to approximately 28 metres separation distance for the 5 – 7 storey corner element.

7.5.7
In order to fully consider the impact of the proposed development on residential amenity, a Daylight and Sunlight Assessment has been prepared.  This report expands on the overarching Daylight and Sunlight Assessment submitted in support of the original HPP which found no adverse daylight or sunlight issues for the proposed development.  The Daylight and Sunlight Assessment focuses on existing properties on the northern side of Fairfield Avenue and the 4 properties on the eastern side of Prestwick Road to the south of the existing petrol station.

7.5.8
The assessment uses methodology from ‘Site Layout Planning for Daylight and Sunlight: A Guide To Good Practice’ (Second Edition, 2011) by Paul Littlefair of the BRE (Building Research Establishment), which is a guide commonly used by architects.  Whilst providing guidance, it is important to recognise, the BRE Guidelines specify that the daylight and sunlight results be considered flexibly and in the context of the site as they do not differentiate between different types of development (for example, a high density infill development in an urban area as compared to a lower density development in semi-urban or rural location). The BRE Guidelines state specifically that “these values are purely advisory and different targets may be used based on the special requirements of the proposed development or its location.” Accordingly, the numerical figures should not be rigidly applied, but instead used as part of the overall evaluation of the daylight and sunlight to the surroundings in context of the site, its existing massing, and the need for regeneration and local planning policy guidance for the site. 

7.5.9  
The numeric methods used to assess impacts on the surrounding buildings are as follows:

Vertical Sky Component (VSC): This is the ratio of diffuse light (the light available on a cloudy day) on a vertical surface to the ratio of light on an unobstructed horizontal surface (an unobstructed vertical surface will receive a VSC of 40%). As a guide, a target of >27% (or 80% of previous value) is used. Section 2.2.7 of the BRE Guide explains that:

‘If this VSC is greater than 27% then enough skylight should still be reaching the window of the existing building. Any reduction below this level should be kept to a minimum. If the VSC, with the new development in place is both less than 27% and less than 0.8 times its former value, occupants of the existing building will notice the reduction in amount of skylight. The area lit by the window is likely to appear more gloomy, and electric lighting will be needed more of the time.’
Annual Probable Sunlight Hours (APSH): This is the fraction of sunlit hours received by a surface. As a guide, for rooms within 90° due south the following targets are used:

1. 25% (or 80% of previous value)

2. (winter) > 5% (or 80% of previous value)

3. reduced by less than 4%

7.5.10
The results of the modelling demonstrate that only 7 windows to habitable rooms did not achieve the recommended VSC target and of these, most were very close to the recommended target level as illustrated in the table below.
	
	Total No.
	%

	Total No. windows assessed
	71
	100%

	Windows achieving VSC target 27%
	64
	90.1%

	Windows (habitable rooms) falling below VSC target 27%
	7
	9.9%

	Of which – VSC ≥ 26%
	5
	7.0%

	Of which – VSC ≥ 23.5%
	2
	2.9%


7.5.11
The 7 windows that fall short of the VSC target of 27% are located on Fairfield Avenue.  Of these 7 windows, it is noted that 5 would achieve a VSC of 26% and only minimally under the recommended 27%, with only 2 windows achieving a lesser figure (23% in both cases).  
7.5.12
The proposed designs for Phase 2 have sought to minimise the impacts on the neighbouring dwellings while delivering the wider objectives of the proposed development.  The applicant has confirmed that they have assessed the options for improving the VSC for the windows that currently fall slightly short of the 27% guideline, however, this would require significant alterations to the proposed scheme, requiring both a reduction in the number of stories and a change to the layout, which would have substantial implications on the ability to deliver the number of new homes required to meet the local needs identified by Three Rivers District Council.
7.5.13
On balance it is considered that the Daylight and Sunlight Assessment suggests that the impact of the proposal on surrounding properties in terms of overdominance and loss of light, whilst potentially noticeable, would not be so significant as to warrant refusal of the application.
7.5.14
It is acknowledged that the outlook from the surrounding properties would change significantly, but impact on a private view is not a material planning consideration and given the scale of existing development on the site and the fact that the proposal would vastly improve the quality and appearance of the area, creating a new sense of place and a new identity for South Oxhey, it is considered that the scheme would be a benefit to the overall area.

7.5.15
All proposed flats would benefit from private balconies.  As noted above, a minimum separation distance of 27 metres would be achieved between Block H and the Mews houses and properties opposite, increasing to approximately 28 metres separation distance between the 5 – 7 storey corner element and properties opposite which are also separated by the intervening highway.  As previously noted, it is acknowledged that the outlook from the surrounding properties would change significantly.  In addition, the perception of overlooking experienced by neighbours may increase due to the increased height of the development, however, the relationship and inclusion of balconies is not an unusual relationship to be found in a high density town centre location and would be facing towards the front of neighbouring dwellings.

Future Occupiers:

7.5.16
The Daylight and Sunlight Assessment also looks at the conditions for future occupiers.  The metric used to assess the internal daylighting levels in each room is the Average Daylight Factor (ADF): This is a measure of the average illuminance in a room compared to an unshaded external area.  The BRE guidance sets performance targets for room types: 1% in bedrooms, 1.5% in living rooms and 2% in kitchens.

7.5.17
The majority of kitchens within the proposed development are open plan spaces including kitchens, living and dining rooms and as such targets of 1% for bedrooms and 1.5% for combined kitchen/living rooms have been applied.

7.5.18
In order to assess the ADF a sample set of 11 units were taken across the site.  The flats were then assessed at different levels in the building delivering a total number of 29 units consisting of 89 rooms.  The sample covers a wide range of floor levels and typologies to best represent the site.

7.5.19
Of the 89 rooms assessed, only 3 failed to meet the criteria when using the improved performance values which is representative of a pass rate of 97%.

7.5.20
In terms of the relationships between the proposed Blocks, there would be a separation distance of approximately 30 metres between Blocks D and D1.  There would be a separation distance of approximately 17 metres between the rear of Blocks H and I and The Mews (terrace houses), however, this would be a rear to flank relationship and it is noted that flank windows to the end Mews houses are secondary windows and could be obscure glazed in the interests of privacy.  Blocks M, N and N1 would form a ‘U’ shape between Fairfield Avenue (to the north), Prestwick Road (to the east) and St Andrews Road (to the south), with the car park in a courtyard to the rear.  The lower parts of Blocks M and N1 would be sited adjacent to end Mews houses, however, no flank windows are proposed to these dwellings.

Amenity Space:

7.5.21
All dwellings will have a dedicated private amenity space, either by way of balcony (for every apartment) or private garden (for Mews houses).  The submitted Planning Statement sets out that the provision is typical of this type of development and is supported by market demand.  The balconies and gardens will provide usable amenity space which is able to accommodate a table and a chair for each member of the household.  
7.5.22
Amenity space is indicated on submitted drawings 1304-D-1224 A and 1304-D-1223 A and is summarised in the table below.

	Block
	Unit Sizes
	Amenity Space (policy requirement)
	Amenity Space Proposed
	Shortfall

	D
	12 x 2 bed

1 x 3 bed


	12 x 31m²

1 x 41m²

= 413m²
	12 x 5.25m²

1 x 23m²

= 86m²
	= 327m²

	D1
	5 x 1 bed

16 x 2 bed

4 x 3 bed


	5 x 21m²

16 x 31m²

4 x 41m²

= 765m²
	5 x 5.25m²

16 x 5.25m²

4 x 7.60m²

= 140.65m²
	= 624.35m²

	H
	7 x 1 bed

14 x 2 bed


	7 x 21m²

14 x 31m²

= 581m²
	7 x 5.25m²

14 x 5.25m²

= 110.25m²
	= 470.75m²

	I
	8 x 1 bed

13 x 2 bed


	8 x 21m²

13 x 31m²

= 571m²
	8 x 5.25m²

13 x 5.25m²

= 110.25m²
	= 460.75m²

	Mews Houses
	4 x 2 bed

4 x 3 bed

4 x 4 bed


	4 x 63m²

4 x 84m²

4 x 105m²

= 1,008m²
	53.6m², 53.7m², 55.6m² & 56.0m²

51.0m², 57.5m², 61.6m² & 64.1m²

36.1m², 40.1m², 40.7m² & 42.0m²

= 612m²
	= 396m²

	M
	18 x 1 bed

15 x 2 bed


	18 x 21m²

15 x 31m²

= 843m²
	Balconies 5.0m² - 8.7m²

12 x 5m²

15 x 5.25m²

6 x 8.7m²

= 190.95m²
	= 652.05m²

	N
	10 x 1 bed

30 x 2 bed


	10 x 21m²

30 x 31m²

= 1,140m²
	Balconies 5.25m² - 9.90m²
35 x 5.25m²

5 x 9.90m²

= 233.25m²
	= 906.75m²

	N1
	9 x 1 bed
	9 x 21m²

= 189m²
	Balconies  
7 x 5.25m²

Ground floor terraces 7.2m² & 7.9m²

= 51.85m²
	= 137.15m²

	
	
	Total: 5,146m²
	Total: 1,535.2m²
	Total: 3,610.8m²


7.5.23
The application site is within a town centre location where higher density development is generally encouraged and where opportunities for open space provision as part of new development are more limited.  South Oxhey has access to a number of public amenity spaces within walking distance, including 5 green amenity spaces within 400 metres of South Oxhey Central.  Whilst it is acknowledged that access to public open space does not directly replicate access to private amenity space, such provision is not uncommon in town centre locations and would be of benefit to future occupiers.

7.5.24
In summary, it is acknowledged that the amenity space provision would fall significantly short of adopted standards.  However, all properties would benefit from a useable private area which would represent a substantial improvement on the existing situation.  In addition to the introduction of private amenity space for all householders, the scheme would include significant enhancements to the public realm (discussed below) including the redevelopment of Henbury Gardens to provide accessible public space incorporating a play area.  It is not considered that the lack of private amenity space provision would justify refusal of the current application.  
7.6
Highways, Access & Servicing
7.6.1
The Core Strategy recognises that Key Centres generally have good access to public transport.  Policy PSP2 of the Core Strategy (adopted October 2011) states that development in Key Centres will contribute to an integrated approach to improve transport, including public transport, and movement into and around the Key Centres and connectivity with all other centres in the District and adjacent counties. 

7.6.2
Policy CP10 of the Core Strategy (adopted October 2011) relates to transport and travel and states that major development should be located in highly accessible areas, have a safe and adequate means of access and make provision for all users including people with mobility difficulties.  It states that all development should be designed and located to minimise the impacts of travel by motor vehicle on the District; appropriate in scale to existing transport infrastructure including public transport; and be integrated with the wider network of transport routes. 

7.6.3
Policy DM10 of the Development Management Policies LDD (adopted July 2013) requires that adequate provision for the storage and recycling of waste should be fully integrated into design proposals.

7.6.4
South Oxhey Central is well served by public transport. It is located adjacent to Carpenders Park Station which forms part of the London Overground system, with peak time service frequencies of 3 trains per hour to Watford Junction / London Euston.  It is also relatively well served by buses, with bus stops located at Station Approach and along Fairfield Avenue and Prestwick Road.

7.6.5
The Station Approach area is to be redeveloped as part of Phase 1B to provide an enhanced public realm and visitor experience.  Reserved Matters for Phase 1B have been previously agreed pursuant to planning permission 16/2040/AOD.
7.6.6
Phase 2 will be accessible on foot and by cycle on all sides, with footways surrounding the site on Prestwick Road, including the new Market Place, Fairfield Avenue, Bridlington Road, Henbury Way and Northern Road (the new east – west access road).

7.6.7
Vehicular access to Blocks H, I, M, N, N1 and 6 of the Mews houses will be from Northern Road between Prestwick Road and Bridlington Road, with the remaining 6 Mews houses accessed from Fairfield Avenue.  Access to Blocks D and D1 would be via Henbury Way and Henbury Place (being delivered under Phase 1A).

7.6.8
96 car parking spaces are proposed for the flats with 12 spaces for the Mews houses (108 residential spaces in total).  Parking is discussed in more detail at 7.7 below.

7.6.9
The driveways for the 6 Mews houses would conflict with the existing westbound bus stop on Fairfield Avenue.  As such, it is proposed to relocate the existing bus stop approximately 35 metres to the east.  The relocated bus stop will include a new shelter and will have raised kerbs to allow easier boarding.  There will be no impact on existing bus services or routes.
7.6.10
It is proposed that residential refuse collections are carried out on street for all Blocks and houses with the exception of Blocks M, N and N1, where refuse vehicles would be required to reverse in and drive out in forwards gear.  Other residential servicing would take place on road or within car parking areas to the rear of each block.
7.6.11
The commercial units to the north would be serviced from a lay-by on Fairfield Avenue with commercial units to the south serviced from perpendicular loading bays on the northern side of the east – west access road (Northern Road).  Goods would be transferred to the individual units via dedicated service corridors to the rear or via the store fronts.

7.6.12
It is proposed that on market days or during other events, there would be managed access for vehicles to unload/load on the Market Place.  Access to the Market Place would be via Northern Road, with space incorporated to enable vehicles to turn to exit in forward gear.  An emergency access would also be provided from Prestwick Road.  Access would be controlled via removable bollards.

7.6.13
In relation to servicing and deliveries, it is noted that a condition on the HPP requires a Delivery and Servicing Plan to be submitted for each Phase.  This should include:

1. details of the delivery and servicing requirements (including refuse collection) for the proposed uses;
2. a scheme for coordinating deliveries and servicing for the proposed development;
3. areas within the development site that will be used for loading and manoeuvring of delivery and servicing vehicles; 
4. access to / from the site for delivery and servicing vehicles and details of routing;
5. restrictions on the timing of deliveries so that they principally occur outside peak periods of activity; 

6. details of marshalling and a vehicle booking system for the foodstore such that reversing from Oxhey Drive into the site is safely managed; (not applicable for Phase 2)

7. restrictions on the timing of servicing for the units in Prestwick Road / Market Square to ensure they are outside opening hours;

8. the requirement for service vehicles to enter and exit the highway in forward gear, with manoeuvring limited to the parking forecourt areas and activity coordinated through a vehicle booking system;

9. servicing of the units in Station Square only taking place in designated zones, with activity coordinated through a vehicle booking system.

7.6.14
A Delivery and Servicing Plan has been submitted pursuant to this condition and is pending consideration.
7.6.15
Construction access would be via a temporary access on Prestwick Road to be sited in the same location as the eastern end of the proposed Northern Road.  In order to enable The Parade to remain operational, a further temporary access junction will be created to the south.  This would be sited in the broad location of the proposed eastern end of the southern access road (forming part of Phase 3).
7.7
Parking
7.7.1
Policy CP10 of the Core Strategy (adopted October 2011) states that development proposals must make provision for all users, including car and other vehicle parking, with priority to people with mobility difficulties, pedestrians, cyclists and equestrians.

7.7.2
Parking standards are set out in Appendix 5 of the Development Management Policies LDD (adopted July 2013), as follows:

C3 residential:

1 bedroom dwellings = 1.75 spaces (1 assigned space)

2 bedroom dwellings = 2 spaces (1 assigned space)

3 bedroom dwellings = 2.25 spaces (2 assigned spaces)

4 bedroom or more dwellings = 3 spaces (3 assigned spaces within curtilage)

Appendix 5 also states that ‘In areas of high accessibility and good service provision a reduction in the levels of parking for C3 Residential may be appropriate’. 

Commercial:

A1 retail:

Foodstores up to 500 sqm = 1 space per 30 sqm

Foodstores up to 2500 sqm = 1 space per 18 sqm

Foodstores over 2500 sqm = 1 space per 15 sqm

Other retail = 1 space per 25 sqm

A2 financial and professional services = 1 space per 30 sqm

A3 restaurants and cafes = 1 space per 5 sqm of dining area plus 3 spaces per 4 employees

A4 drinking establishments = 1 space per 3 sqm of bar area plus 3 spaces per 4 employees

A5 takeaway shops = 1 space per 3 sqm of public area plus 3 spaces per 4 employees

D1/2 non-residential institutions / leisure = various depending on exact use.

Commercial parking standards can be reduced by up to 75% in Parking Zone 2.
7.7.2
On the basis of these standards, the development (Phase 2) would require:

Residential:

	Type
	Number
	Standard
	Requirement

	1 bed flat
	57
	1.75 spaces (1 assigned space)
	57 x 1.75 = 99.75 (57 assigned)



	2 bed flat
	100
	2 spaces (1 assigned space)
	100 x 2 = 200 (100 assigned)



	3 bed flat
	5
	2.25 spaces (2 assigned spaces)
	5 x 2.25 = 11.25 (10 assigned)



	2 bed house
	4
	2 spaces (1 assigned space)


	4 x 2 = 8 (4 assigned)

	3 bed house
	4
	2.25 spaces (2 assigned spaces)
	4 x 2.25 = 9 (8 assigned)



	4 bed house
	4
	3 spaces (3 assigned spaces within curtilage)


	4 x 3 = 12 (12 assigned)

	Total
	174
	N/A
	324.25 spaces (191 assigned)





Commercial:
7.7.3
In total, 730 square metres of flexible ‘town centre’ floorspace (Use Classes A1, A2, A3, A4, A5, D1 and D2) is proposed within Phase 2 at the ground floor level of Blocks M and N.  It is intended that all units would remain flexible so as to not overly restrict the ability for future tenants to occupy the units.  As set out above, the parking standards for commercial uses vary and therefore an exact requirement cannot be calculated.  It is likely that a large proportion of units would be occupied in A1 use.  On the basis of ‘other’ retail uses, the commercial elements of Phase 2 would require 29 car parking spaces, although this could be reduced to 7.25 spaces due to the location of the site within zone 2.  This is consistent with the approach taken at the time of the HPP.
7.7.4
The amount of parking is fixed by Condition 45 of the HPP which states;


The number of permanent car parking spaces at South Oxhey Central shall be no less than a total number of 480, indicated to be as follows:



Residential car parking spaces: 326 (including a minimum of 59 car parking spaces in Parcel 1A)



Public car parking spaces: 

	Location
	No. of spaces

	Foodstore car park, Oxhey Drive
	62

	Prestwick Road, to front of Blocks O, P & Q
	44

	Station Square car park
	34

	Visitor parking bays Bridlington Road
	14

	Total:
	154


7.7.5
In accordance with the requirements of Condition 45 of the HPP, 59 residential car parking spaces are being provided within Parcel 1A.  Condition 45 requires a further 267 residential car parking spaces (326 – 59 = 267) to be provided across Phases 2 and 3.  Whilst the condition specifies the overall minimum provision, it is not broken down on a phase by phase basis for Phases 2 and 3. 
7.7.6
The current RM application proposes the following residential parking:

	Block
	No. of Spaces
	Details

	D & D1
	29
	14 undercroft spaces (5 to Block D and 9 to Block D1) and 15 surface level spaces between the 2 Blocks

	H & I
	36
	16 undercroft & 20 surface level to east of building

	M, N & N1
	31
	Surface level, courtyard to rear 

	The Mews (12 houses)
	12
	Single driveway to front of each dwelling

	Total
	108
	


7.7.7
Provision of 108 residential spaces within Phase 2 would equate to 0.62 spaces per unit.  The amount and distribution of residential parking within Phase 2 would be in accordance with the illustrative parking strategy submitted pursuant to the HPP.  This would leave 159 residential spaces to be delivered under Phase 3. 
7.7.8
With regarding to public car parking spaces, Condition 45 requires a total of 154 spaces across Phases 1B, 2 and 3, distributed in accordance with the table set out at 7.7.4 above.  Station Square car park will be delivered as part of Phase 1B with the foodstore car park (Oxhey Drive) and Prestwick Road (front of Blocks O, P and Q) due to come forward as part of Phase 3.  Condition 45 also requires 14 visitor bays along Bridlington Road.  The submitted plans indicate that 4 of these visitor spaces would be delivered as part of Phase 2 to the west of Blocks H and I, with the remainder delivered under Phase 3.  
7.7.9
Whilst Condition 45 of the HPP requires a minimum of 154 public car parking spaces, it is noted that the Contextual Masterplan (1304-D-1228 B) submitted with the current RM application and which highlights the location of all public parking to be delivered across the wider South Oxhey Central site, illustrates that a total of 167 public car parking spaces would be provided.  This would exceed the minimum requirement and would be in accordance with Condition 45.  The 13 additional spaces would be provided at Bridlington Road (2 spaces), Station Approach (5 spaces), Fairfield Avenue (4 spaces) and Henbury Place (2 spaces).
7.7.10
In total, 10 of the 167 public car parking spaces would be provided within Phase 2.
7.7.11
Secure cycle parking is proposed for all residential blocks as follows:

	Blocks
	No. of units
	No. of cycle spaces

	M, N & N1
	82
	42

	H & I
	42
	21

	D & D1
	38
	20


7.7.12
Cycle provision would be in accordance with Appendix 5 of the Development Management Policies LDD (adopted July 2013) which requires 1 space per 2 units in the case of flats.  Provision would be secure internal space at ground floor level.
7.7.13
The Mews houses would all have private rear gardens where bicycles could be stored.
7.7.14
14 cycle parking spaces are proposed (7 stands) within the Market Place to meet both the requirements associated with the retail units and for market customers.  Further publicly accessible cycle parking will be delivered under Phase 1B (Station Approach).
7.7.15
The proposed parking would accord with the parameters of the HPP and the relevant conditions and is therefore considered acceptable.

7.7.16
The management of residential and non residential parking would be controlled by Condition 30 of the HPP which requires the submission of a Car Parking Management Strategy for each Phase.

7.8
Public Realm/Market Place & Open Space & Play Space
7.8.1
Approval of the proposed public realm within Phase 2 is sought in detail as part of this RM application; however, it is acknowledged that permission was granted under the HPP for the landscaping parameters.
7.8.2
The land at South Oxhey Central currently contains an existing hard paved pedestrian precinct and hard surfaced vehicle dominated environment.  As a civic space, the precinct performs an important function, offering a different type of amenity for the community as a hard surfaced meeting space.  It also provides for the weekly market which is an important community asset.  Whilst the existing contribution is noted, it is recognised that there is potential for significant improvements to the location, quality and usability of the space in order to best serve the needs of the community.  

7.8.3
The proposed Market Place would be located to the front of Blocks M and N adjacent to Prestwick Road and opposite Station Approach (Phase 1B).  There will be a clear link between the public realm spaces within Station Approach and Market Place, which will assist in increasing footfall.
7.8.4
The Market Place will be fronted (at ground floor level) by a mixture of town centre uses to enhance the vitality and viability of the area.  The landscaping design for the Market Place includes three main areas (squares) that would each be framed by soft landscaping with a mixture of boxed trees, broad headed trees and shrub planting to the Prestwick Road frontage.  Street furniture including bench seating and lighting is also proposed to enhance the space.  The three squares are defined by a border of darker blocks with lighter blocks to the centre and thoroughfare.  It is intended that the market stalls be of a single type/colour in order to give continuity to the space and create identity.  Pop up electric power points are also indicated to support the operation of the Market Place.
7.8.5
The development also includes the provision of publically accessible open space at Henbury Gardens which includes a play area.
7.8.6
It is considered that the Market Place and Henbury Gardens would provide usable areas of public space and it is considered that the proposals would result in a significant uplift in the quality of the public realm.
7.9
Trees & Landscaping
7.9.1
Policy DM6 of the Development Management Policies LDD states that development proposals should:

· include landscaping proposals with new trees and other planting to enhance the landscape of the site and its surroundings

· be designed in such a way as to allow trees and hedgerows to grow to maturity without causing undue problems of visibility, shading or damage

· include suitable replacement planting where the felling of a tree or removal of a hedgerow is permitted. 

7.9.2
Policy DM7 refers to landscape character, stating that the Council will require all development proposals to make a positive contribution to the surrounding landscape.

7.9.3
Policy CP12 of the Core Strategy identifies that developments should be adequately landscaped and designed to retain, enhance or improve important natural features. It requires landscaping proposals to reflect the surrounding landscape of the area. 

7.9.4
As discussed above, the site is currently dominated by hard surfaced areas with limited planting or soft landscaping.  Whilst large areas of hard surfacing would be retained and are necessary to support the function of the Market Place, the space would be enhanced by the addition of soft landscaping.  The proposal would include the provision of 32 semi-mature trees across the site.
7.9.5
The Landscape Officer raised some initial concerns, however, further details including a planting schedule have been submitted during the course of the application and therefore no objection is raised.

7.10
Ecology

7.10.1
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.

7.10.2
The protection of biodiversity and protected species is a material planning consideration in the assessment of applications in accordance with Policy CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).  National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where protected species may be affected, prior to determination of a planning application. 

7.10.3
The HPP was accompanied by a Biodiversity Checklist and Phase 1 Habitat Survey and Bat Survey which made up a Preliminary Ecology Appraisal (PEA) consisting of a desk study and a field study.  No evidence was found of any protected species. 

7.10.4
The biodiversity strategy set out in the PEA identified reasonable efforts to embed biodiversity into the overall design, including the incorporation of brown roofs and bird and bat boxes.  It was considered that these measures would help enable the proposed development to make a contribution towards achieving biodiversity gain as encouraged by the NPPF.

7.10.5
A condition on the HPP therefore requires that the development is carried out in accordance with the recommendations in the PEA with a five year ecological management plan to be submitted prior to the commencement of development in each phase. 
7.10.6
Hertfordshire Ecology has raised no objections to this RM application.

7.11
Sustainability
7.11.1
Policy CP1 of the Core Strategy (adopted October 2011) requires applications to demonstrate the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals and the expected carbon emissions. 

7.11.2
Policy DM4 of the Development Management Policies LDD (adopted July 2013) requires that development must produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability. 

7.11.3
Policy CP12 of the Core Strategy (adopted October 2011) relates to the design of development and states that development proposals should use innovative design to reduce energy and waste and optimise the potential of the site and should ensure that buildings and spaces are, wherever possible, orientated to gain benefit from sunlight and passive solar energy.

7.11.4
An Energy and Sustainability Statement was submitted in support of the HPP and a further assessment has been undertaken at this RM stage to confirm that the proposals for Phase 2 in regards to energy and sustainability are in compliance with the HPP.

7.11.5
The submitted Energy and Sustainability Statement demonstrates that the development will achieve a 5% improvement in CO2 emissions compared to Building Regulations Part L (2013), in line with Policy DM4 of the Three Rivers District Council Development Management Policies LDD (adopted July 2013).

7.12
Flooding & Drainage
7.12.1
Policy CP1 of the Core Strategy (adopted October 2011) states that there is a need to avoid development in areas at risk from flooding and to minimise flood risk through the use of Sustainable Drainage Systems (SuDS). Since April 2015, SuDS are a compulsory requirement for all major development.  Policy CP12 of the Core Strategy (adopted October 2011) states that resilience should be built into a site’s design taking into account climate change.

7.12.2
Policy DM8 of the Development Management Policies LDD (adopted July 2013) states that development will only be permitted where it would not be subject to unacceptable risk of flooding, and would not unacceptably exacerbate risk of flooding elsewhere. It states that there must be sufficient surface water drainage

7.12.3
The site lies within Flood Zone 1, which is the zone with least risk (1 in 1000 year probability of fluvial flooding).  However, as the wider South Oxhey Central site has an area greater than 1 ha a Flood Risk Assessment (FRA) was submitted with the HPP.  A Drainage Strategy was also submitted.  These concluded that the site has a low overall risk of flooding and that surface water drainage is currently managed through the Thames Water drainage network, with separate foul and surface water systems.  It was stated that the new development would be piped into the existing Thames Water system, with SuDS attenuation to accommodate the remaining storage of a 1:100 year rainfall event. 

7.12.4
An updated Drainage Strategy Statement has been submitted which confirms that the foul water within Blocks D and D1 will fall by gravity to the foul sewer in Bridlington Road at which point a new connection will be made to the existing public foul water sewer.  Most foul water within Blocks H, I, M and N will fall by gravity to the combined sewer in Prestwick Road at which point a new connection will be made.  The remaining foul water will discharge to an existing connection in Fairfield Avenue.

7.12.5
The surface water drainage system will be designed to not flood for any event up to and including a 1 in 100 year event (+40% climate change).  
7.12.6
Details of how SuDS measures shall be managed and maintained for the lifetime of the development have been submitted pursuant to condition 43 (Flood mitigation and drainage) of the HPP and are being considered under discharge of conditions application 17/1501/DIS.

7.13
Waste and Minerals
7.13.1
Policy DM10 of the Development Management Policies LDD (adopted July 2013) states that new development should reduce the amount of waste generated, including reusing materials wherever possible as part of construction.  Regard should also be had to the adopted Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document 2012 as well as the National Planning Policy for Waste (2014).

7.13.2
An Outline Site Waste Management Plan (SWMP) was submitted with the HPP and provided an estimate of the amount of site waste that would be produced.  A more detailed SWMP is required by condition on the HPP. 

7.14
Contamination
7.14.1
Policy CP1 of the Core Strategy (adopted October 2011) states that there is a need to manage and reduce risk of and from pollution in relation to quality of land, air and water and dealing with land contamination. Policy DM8 of the Development Management Policies LDD (adopted July 2013) states that development must protect the quantity and quality of surface and groundwater resources from aquatic pollution. Policy DM9 refers to contamination and pollution control. 

7.14.2
The HPP was accompanied by a Land Contamination Assessment and a Preliminary Ground Water Risk Assessment.  The site is located within an area of a Minor Aquifer but no groundwater was encountered during the soils investigation exploratory works. The Environment Agency advised that the reports did not suggest any signs of major contamination. 

7.14.3
It was recommended that further site investigation work is carried out at South Oxhey Central to ascertain the deeper ground conditions below the site to allow piling design to take place.  Following demolition of the existing structures, a post demolition contamination survey should also be undertaken, comprising a series of excavated trial pits along with further contamination testing and analysis. This is controlled by condition on the HPP.

7.15
Air Quality
7.15.1
Policy DM9 of the Development Management Policies LDD (adopted July 2013) refers to contamination and pollution control. It states that development will not be permitted where it would have an adverse impact on air pollution levels or would be subject to unacceptable levels of air pollutants or disturbance from existing pollutant sources.

7.15.2
An Air Quality Screening Assessment was undertaken and submitted with the HPP.  The Environmental Health Officer raised no objections subject to a condition requiring mitigation measures to control dust emissions during construction.  A condition on the HPP requires the submission of an Environmental Health and Safety Plan and a Dust Management Plan prior the commencement of any site works.

7.15.3
Details of extraction and ventilation for individual town centre units (including any specific requirements associated with food establishments) are not provided at this stage, however, in the interests of safeguarding neighbouring amenity it would be appropriate to condition any grant of consent to require the submission of further details.
7.16
Noise Pollution
7.16.1
Policy DM9 of the Development Management Policies LDD (adopted July 2013) states that development will not be permitted where it would have an adverse impact on the acoustic environment of existing or planned development, would have an unacceptable impact on countryside areas of tranquillity, or would be subject to unacceptable noise levels or disturbance from existing noise sources whether irregular or not. Reference is made to Appendix 4 of the Development Management Policies LDD (adopted July 2013) which sets out noise exposure categories for residential development.

7.16.2
The HPP was accompanied by a Noise Impact Assessment and no objection was raised to the findings/recommendations.  Now that further details of the design of Phase 2 are known, this RM application has been accompanied by a Mechanical and Electrical Design Report (MED).  This sets out that the ventilation installation for all residential units consists of continuous mechanical extract ventilation (MEV) to meet the requirements of Part F of the Building Regulations.  The MED Report also sets out that from the air handling units (AHUs), supply and extract ductwork will be extended and run within the ceiling void to serve the commercial units.  The fresh air intake and exhaust will be taken/ extracted from/to the atmosphere via suitably sized louvers and silencers to ensure the noise generated from the plant has been mitigated to the minimum and the ventilation system will meet the recommended maximum noise ratings as defined in the HPP.
7.16.3
To safeguard residential amenity it is suggested that the Class A1/A2/A3/A4/A5/D1/D2 uses permitted within Blocks M and N shall not operate other than between the hours of 07:00 to 23:00 (inclusive) Mondays to Sundays and including National Holidays.  This would be consistent with the approach taken at Station Approach (Phase 1B).
7.17
Lighting
7.17.1
Policy CP12 of the Core Strategy (adopted October 2011) relates to the design of development and states that development should make a clear distinction between public and private spaces and enhance the public realm. Policy DM9 of the Development Management Policies LDD (adopted July 2013) states that lighting proposals should ensure that:

i) Proposed lighting schemes are the minimum required for public safety and security

ii) There is no unacceptable adverse impact on neighbouring or nearby properties

iii) There is no unacceptable adverse impact on the surrounding countryside

iv) There is no dazzling or distraction to road users including cyclists, equestrians and pedestrians

v) Road and footway lighting meets the Country Council’s adopted standard

vi) There is no unacceptable adverse impact on wildlife

vii) Proposals in the vicinity of habitats and habitat features important for wildlife ensure that the lighting scheme is sensitively designed.

7.17.2
The Design and Access Statement for the HPP set out details of the proposed lighting strategies.  It stated that;

‘The lighting of the central area will provide a safe and coherent landscape in the evenings and at night. The lighting will provide a direction through the development and a visually attractive space for users.

Lighting will be sympathetic to the surrounding environment and neighbours. The locations and style will be focussed to accentuate the strong geometric grid, combined with coherent wayfinding elements. A detailed lighting strategy including all lighting locations and specification is subject to lux levels analysis, and Secure by Design requirements’.

7.17.3
Details of lighting are controlled by condition on the HPP.

7.18
Historic Environment
7.18.1
Policy DM3 of the Development Management Policies LDD (adopted July 2013) states that development outside but near to a Conservation Area should not adversely affect the setting, character, appearance or views into or out of the Conservation Area.  It also states that development should not adversely affect the character of Listed Buildings.  Where an application site has the potential to include heritage assets with archaeological interest, development proposals must be accompanied by a desk-based assessment and potentially a field evaluation.

7.18.2
Policy CP12 of the Core Strategy (adopted October 2011) relates to design of development and states that, in seeking a high standard of design, the Council will expect all development proposals to conserve and enhance natural and heritage assets. 

7.18.3
The site is not located within a Conservation Area.  Oxhey Hall Conservation Area is located approximately 700 metres to the north west with Oxhey Hall, a Scheduled Monument and a Grade II* Listed Building beyond this.  Watford Heath Conservation Area is also located some 1.2km to the north of the site.  The nearest Listed Building is Oxhey Chapel (All Saints Church, Grade II*) located on Gosforth Lane approximately 300 metres north west of the site. An archaeological area lies to the west of the site.

7.18.4
It is not considered that the proposal would result in any significant impact on the character and appearance of the Conservation Areas or the setting of the Listed Buildings in the vicinity. 

7.18.5
The Historic Environment Desk-Based Assessment submitted with the HPP identified that there were no previously recorded heritage assets at the site.

7.19
CIL
7.19.1
The Three Rivers Community Infrastructure Levy (CIL) came into force on 1 April 2015. This is a charge on new developments for use towards infrastructure projects within the District. As set out in the adopted CIL Charging Schedule (February 2015), it has been judged on the basis of viability that there is a £nil charge for development in the area within which the application site is located (Zone C).

7.19.2
Furthermore the adopted CIL Regulation 123 List (February 2015) notes that the ‘South Oxhey Regeneration Scheme’ is not intended as a target for the use of CIL in relation to education, publicly accessible leisure and open space, healthcare facilities, other social and community facilities, and emergency services, on the basis that these will be ‘secured through s.106 or other alternative measures’. Provision of, and contributions towards, such facilities and services for the South Oxhey regeneration scheme must therefore be secured via a Section 106 Agreement or conditions as appropriate.

7.20
Planning Obligations

7.20.1
Policy CP8 of the Core Strategy (adopted October 2011) states that development should provide, or make adequate contribution towards, infrastructure and services to make a positive contribution to safeguarding or creating sustainable and linked communities, to offset the loss of any infrastructure through compensatory provision and to meet on-going maintenance costs where appropriate.

7.20.2
The contributions in the table below were secured as part of the S106 Agreement completed pursuant to the HPP.  It was considered that these contributions were necessary to mitigate the direct impacts of the development.
	Obligation
	Amount

	Nursery and childcare services
	£69,067.02

	Primary education
	£481,708.53

	Secondary education
	£150,758.87

	Youth facilities
	£4,055.13

	Library provision
	£41,247.72

	NHS England
	£218,691.53

	
	

	Total:
	£965,528.80


7.20.3
Contributions for ‘publically accessible leisure and open space’ were not secured as part of the HPP and the development includes the provision of publically accessible open space such space at Henbury Gardens.

7.21
Crime
7.21.1
Policy CP12 of the Core Strategy (adopted October 2011) seeks to ensure that all development has a high standard of design and should design out opportunities for crime and anti-social behaviour.

7.21.2
The Design and Access Statement confirms that the scheme has been designed with regard to the principles of Secured By Design.  The Crime Prevention Design Advisor has reviewed the submitted details and raises no objections, noting that the applicant’s architect engaged in pre-application discussions with Hertfordshire Crime Prevention Design Advisor prior to the submission of the application.
8.
Recommendation
8.1
That PLANNING PERMISSION BE GRANTED subject to the following conditions:

C1
Plans

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



1304-D-1000 B



1304-D-1102 D



1304-D-1110 E



1304-D-1112 C



1304-D-1113 A



1304-D-1223 B



1304-D-1224 A



1304-D-1228 B



1304-D-1400 F




1304-D-1401 F



1304-D-1402 A



1304-D-1403 A



1304-D-1404 A



1304-D-1409 C



1304-D-1410 E



1304-D-1415 E



1304-D-1416 D



1304-D-1500 C



1304-D-1501 C



1304-D-1502 D





1304-D-1504 C



1304-D-1600 C



1304-D-1603 C



1304-D-1611 B



1304-D-1620 C



1304-D-1627 C



1304-D-1700 A



1304-D-1701 A



1304-D-1702 B



1304-D-1800 C



1304-D-1802 C



1304-D-1803 D



1304-D-1805 A



1304-D-1820 J



1304-D-1821 F



1304-D-1822 C



1304-D-1823 D



1304-D-1824 C



1304-D-1825 C



1304-D-1826 G



1304-D-1827 E



1304-D-1829 D



1304-D-1830 D



454-2A-01_A



454-2A-03



454-2A-04



454-2A-05

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


C2
Materials

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

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


C3
Use Classes

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

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

C4
Hours of Operation

The Class A1/A2/A3/A4/A5/D1/D2/Sui Generis (Bookmakers) uses hereby permitted within Blocks M and N shall not operate other than between the hours of 07:00 to 23:00 (inclusive) Mondays to Sundays and including National Holidays.

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

C5
Ventilation & Extraction Equipment


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


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

C6
Boundary Details


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


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


The development shall be carried out in accordance with the updated Drainage Strategy Statement (September 2016) and approved plan 11363/5002 P3.

Reason: To prevent flooding by ensuring the satisfactory attenuation and disposal of surface water from the site in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

C8
Energy Statement


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


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

C9
Mechanical & Electrical Design


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

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

C10

Refuse & Recycling



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



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

C11

Obscure Glazing


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


Reason: To safeguard the amenities of the future occupiers in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
8.2
Informatives

I1
General Advice:



 ASK   \* MERGEFORMAT With regard to implementing this permission, the applicant is advised as follows:


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



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



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



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



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

I2
Construction Hours:

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

 ASK   \* MERGEFORMAT 

I3
Positive & Proactive:



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


I4
National Grid:


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


I5
Signage/Illumination:


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


