9.
APPLICATION A:

  

  

  

  


  17/1013/OUT - Outline Application: Part demolition of existing building and erection of replacement building to include 120 residential units and parking (all matters reserved), at 3 WOLSEY BUSINESS PARK, TOLPITS LANE, RICKMANSWORTH, WD18 9BL for Mr Shamir Budhdeo

APPLICATION B:

17/1015/OUT - Outline Application: Part demolition of existing building and erection of replacement building to include 60 residential units and parking (all matters reserved), at 4 SYMBIO PLACE, WOLSEY BUSINESS PARK, TOLPITS LANE, RICKMANSWORTH, WD18 9BL for Mr Shamir Budhdeo

APPLICATION C:

17/1179/OUT - Outline Application: Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park). Construction of replacement building to include 643 flats with underground parking for 1176 cars (all matters reserved), at SYMBIO POINT, UNITS 3 AND 4 WOLSEY BUSINESS PARK, TOLPITS LANE, RICKMANSWORTH, HERTFORDSHIRE, WD18 9BL




 (
(DCES)

	Parish:    Batchworth  
	Ward:    Moor Park & Eastbury  

	Expiry Statutory Period:    04.09.2017  
	Officer:    Claire Westwood  

	
	

	Recommendation(s):  ASK   \* MERGEFORMAT 
APPLICATION A: That Planning Permission be refused.
APPLICATION B: That Planning Permission be refused.
APPLICATION C: That Planning Permission be refused.

	

	Reason for consideration by the Committee: All applications called in by 3 members of the Planning Committee.  ASK   \* MERGEFORMAT 



Introduction


Members are advised that this report deals with 3 separate outline planning applications A-C described above.  Application A relates to Unit 3, Application B relates to Unit 4 and Application C relates to Units 3 & 4 (Symbio Point) Wolsey Business Park.  The applications, in each case, propose the demolition (or part demolition) of the existing office building(s) and the redevelopment of the site for residential apartments with parking.  They differ in respect of the content of each application as regards the number of apartments and parking spaces.  Accordingly, while there are elements common to each of the three outline planning applications, Members are advised that each application must be considered and determined separately on its individual planning merits having regard to the development plan and other material considerations.
1.
Relevant Planning History

Unit 3, Wolsey Business Park
1.1
17/1621/PDR - Prior Notification: Change of use from Office (Class B1) to 120 Residential units (Class C3). Pending.

1.2
17/1494/FUL - Continued temporary use of offices (Class B1) as a non-residential institution (Class D1) for use as a secondary school until August 2018.  Pending.
1.3
17/1492/PDR - Prior Notification: Change of use from Office (Class B1) to 71 Residential units (Class C3). Pending.
1.4
17/1103/PDR - Prior Notification: Change of use from Office (Class B1) to 71 Residential units (Class C3).  Refused.
1.5
17/0918/DIS - Discharge of Condition 3 (Scheme to deal with risks associated with contamination of the site) pursuant to Prior Approval 15/1281/PDR.  Determined.
1.6
17/0856/DIS - Discharge of Condition 2 (Construction Management Plan) pursuant to Prior Approval 15/1281/PDR.  Determined.
1.7
17/0846/DIS - Discharge of Condition 1 (Details of traffic and transport impact) pursuant to Prior Approval 15/1281/PDR.  Determined.
1.8
17/0119/PDR - Prior Notification: Change of use from Office (Class B1) to 120 Residential units (Class C3).  Refused.  Appeal pending.

1.9
16/2369/DIS - Discharge of condition 4 (bus fares) pursuant to planning permission 16/0997/FUL.  Determined.
1.10
16/2240/PDR - Prior Notification: Change of use from Office (Class B1) to 120 Residential units (Class C3).  Withdrawn.
1.11
16/0997/FUL - Variation of condition 1 (time limit) of planning permission 13/0968/FUL (Temporary change of use from Offices (Class B1) to a non-residential institution (Class D1) for use as a secondary school for 3 years, and associated minor works) to allow extension to time. Permitted 13.06.16.
1.12
15/1281/PDR - Prior Notification: Change of use from Office (Class B1) to 71 Residential units (Class C3).  Permitted.
1.13
14/1041/PDR - Prior Notification: Change of use from Office (Class B1) to 33 Residential units (Class C3).  Permitted.
1.14
13/1622/ADV - Advertisement Consent: Erection of non-illuminated fascia sign to front elevation of building above entrance and erection of non-illuminated freestanding directional sign adjacent to building – Permitted 28.10.13, implemented.
1.15
13/1392/FUL - Installation of a 5kW Vertical Axis Wind Turbine and associated infrastructure and other works – Permitted 25.09.13, implemented.
1.16
13/1391/FUL - Erection of a roof mounted 3kW Vertical Axis Wind Turbine and associated infrastructure and other works – Permitted 25.09.13, implemented.
1.17
13/0968/FUL - Temporary change of use from Offices (Class B1) to a non-residential institution (Class D1) for use as a secondary school for 3 years, and associated minor works - Permitted 02.10.13, implemented; the Reach Free School is in 2nd academic year of occupation of building/site.
1.18
07/0928/FUL - Single storey extension to existing standby generator building and change of use to cafe with covered and outdoor decked seating areas – Permitted 19.07.07.

Unit 4, Wolsey Business Park

1.19
17/1622/PDR - Prior Notification: Change of use from Office (Class B1) to 60 Residential units (Class C3).  Pending.

1.20
17/1493/PDR - Prior Notification: Change of use from Office (Class B1) to 36 Residential units (Class C3). Pending.
1.21
17/1104/PDR - Prior Notification: Change of use from Office (Class B1) to 36 Residential units (Class C3).  Refused.
1.22
17/0919/DIS - Discharge of Condition 3 (Scheme to deal with risks associated with contamination of the site) pursuant to Prior Approval 15/1184/PDR. Determined.
1.23
17/0858/DIS - Discharge of Condition 2 (Construction Management Plan) pursuant to Prior Approval 15/1184/PDR. Determined.
1.24
17/0848/DIS - Discharge of Condition 1 (Details of traffic and transport impact) pursuant to Prior Approval 15/1184/PDR.  Determined.
1.25
17/0112/PDR - Prior Notification: Change of use from Office (Class B1) to 60 Residential units (Class C3).  Refused.  Appeal pending.

1.26
16/2241/PDR - Prior Notification: Change of use from Office (Class B1) to 60 Residential units (Class C3). Withdrawn.
1.27
15/1184/PDR - Prior Notification: Change of use from Office (Class B1) to 36 Residential units (Class C3).  Permitted.

Units 3 & 4, Wolsey Business Park

1.28
17/0046/OUT - Outline Application: Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park). Construction of replacement building to include office (Class B1) and residential use (274 apartments) with associated facilities and underground parking for 661 cars (all matters reserved).  Refused.  Appeal pending.

1.29
17/0015/OUT - Outline Application: Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park). Construction of replacement buildings to include office (Class B1) and residential use (332 apartments) with associated facilities and underground parking for 851 cars (all matters reserved). Refused.  Appeal pending.

1.30
16/2735/OUT - Outline Application: Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park). Construction of replacement buildings to include office (Class B1) and residential use (403 apartments) with associated facilities and underground parking for 943 cars (all matters reserved). Refused.  Appeal pending.

1.31
  

  

  

  

  16/2709/OUT - Outline Application: Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park). Construction of replacement buildings to include office (Class B1) and residential use (416 apartments) with associated facilities and underground parking for 943 cars (all matters reserved). Refused.  Appeal pending.

1.32
16/2497/FUL - Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park) and erection of 1 x 8 storey mixed use building (plus 3 storey basement) to include 401 residential units, leisure and communal facilities (including gym, swimming pool, sauna, steam room, crèche, projector room and coffee shop), retail, roof garden, internal arboretum and parking. Erection of 2 x 4 storey office (Class B1) buildings. Associated works.  Refused.  Appeal pending.

1.33
15/1935/FUL - Demolition of 2 x 3 storey office buildings (Units 3 and 4 Wolsey Business Park) and erection of 1 x 8 storey mixed use building (plus 3 storey basement) to include 401 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking. Erection of 2 x 4 storey office (Class B1) buildings.  Associated works.  Withdrawn.
1.34
8/889/89 - Erection of six buildings totalling 20,342 sq.m (218,880 sq.ft) of office and warehousing space with car parking – Permitted 23.11.89.

2.
Site Description

2.1
 ASK   \* MERGEFORMAT The application(s) site (Units 3 and 4) forms part of Wolsey Business Park which is located between Rickmansworth and Watford with access from a roundabout on Tolpits Lane (A4145).  The site is bordered to the east by Dwight Road, to the west by neighbouring Orbital 25 Business Park, to the south by Tolpits Lane (A4145) and to the north by Dwight Road the Business Park’s private access road.  Dwight Road is an unclassified local access road with a 30mph speed limit which joins Tolpits Lane, a principal A (main distributor) road with a 40mph speed limit, at the northern spur of the roundabout.
2.2

Unit 3 to the east is currently in use as a school and occupied by the Reach Free School.  Planning permission was originally granted for a school for a temporary period of three years (ref. 13/0968/FUL); however, this has subsequently been extended for an additional year (ref. 16/0777/FUL), after which period the unit would revert to its lawful use as Class B1 (office) unless further permission was granted.  A further application (17/1494/FUL) for ‘continued temporary use of offices (Class B1) as a non-residential institution (Class D1) for use as a secondary school until August 2018’ is currently pending.  
2.3
Unit 3 is three-storeys in height and of red brick construction in a contemporary design with shallow pitched roof. There is a central recessed section which includes a single storey entrance and there is a service core which results in a higher roof to the central part of the building. There are solar panels to the east roofslope and a roof mounted wind turbine to the centre of the building. There is also a freestanding turbine to the east of the building. To the west of the building (between Units 3 and 4) is an enclosed games area associated with the current school use. 
2.4

Unit 4 is located to the west.  The lawful use of this building is Class B1 (office), and it is understood that the building is currently partly occupied.  The building is three-storeys in height and of red brick construction in a contemporary design with shallow pitched roof. There is a central recessed section which includes a single storey entrance and there is a service core which results in a higher roof to the central part of the building.  The existing buildings (Units 3 and 4) are of like style and design.
2.5

The front elevations of both buildings face onto car parking.  The rear elevations run parallel to Tolpits Lane but are separated from the road by a landscaped verge. 
2.6

Other buildings in the vicinity of the site within the business park are two and three storeys in height and are predominantly flat roofed in their design. The immediate context of the site is commercial; however, there are three residential properties opposite the roundabout on Tolpits Lane to the south east of the site.  
2.7
The application(s) site is located within a designated employment area as identified in Policy SA2: ‘Employment Site Allocations’ (Site ref: E(b) Tolpits Lane) in the Site Allocations Local Development Document (adopted November 2014).  In October 2016 the Council confirmed an Article 4 Direction to remove permitted development rights in relation to the conversion of office space (Use Class B1a) to residential (Use Class C3) on certain employment areas in the District, including Tolpits Lane.  This will come into effect on the 5 August 2017.
2.8
The Ebury Way is located to the north of the site and provides a pedestrian and cycle route between Rickmansworth and Watford.  Beyond the Ebury Way to the north is Croxley Common Moor, a Local Nature Reserve and Site of Special Scientific Interest.  The site is within the Central River Valley Landscape Area.  To the south of the site on the opposite side of Tolpits Lane is the River Colne and Hampermill Lake, sited within the Metropolitan Green Belt.  Land to the south of Tolpits Lane falls within a registered archaeological site.  Moor Park Conservation Area is approximately 0.9 km to the south-west.

3.
Description of Proposed Development

APPLICATION A (17/1013/OUT):
3.1
  Outline planning permission (all matters reserved) is sought for the part demolition of the existing 3 storey office building at 3 Wolsey Business Park and erection of a replacement building to include 120 residential units with surface level car parking.  The Design and Access Statement indicates that the outer skin of the existing building would be retained.
3.2
The submitted details indicate a single building with a linear form which would replicate the footprint of the existing building.  The details indicate a maximum width (east to west) of approximately 78 metres and maximum depth (north to south) of approximately 25 metres to the central element although for the main part the building would have a depth of approximately 18 metres.  
3.3
The submitted details indicate a 5 storey building.  Whilst the submitted elevations do not suggest any increase in the maximum height of the building, the proposed elevations do indicate extensions and alterations to the roof (replacing the existing shallow pitched roof with a mansard style roof).  Similarly, whilst the existing building is three-storeys in height with windows serving three floors, the proposed elevations show changes to the style, size and siting of windows with the addition of 2 further floors of accommodation.  The plans indicate a maximum height of 13 metres.
3.4
The site plan indicates 199 surface level car parking spaces (including 6 accessible spaces).  These would largely be located to the front (north) of the building but with some spaces to the west and eastern flanks of the building.  It is noted that the submitted ‘proposed site plan’ also illustrates parking proposed in relation to application 17/1015/OUT.  
3.5
Whilst no external amenity space is indicated on the submitted plans, the proposed site plan suggests that some additional tree planting is proposed on the existing grass verge that separates the site from Tolpits Lane to the south.

3.6
The accommodation schedule submitted with the application indicates that the development would comprise a mixture of studios and 1 bedroom units (as set out in the table below), with a total of 120 units.
	Floor
	Studio
	1 Bed
	Total

	Ground
	14
	10
	24

	1st
	13
	11
	24

	2nd
	13
	11
	24

	3rd
	13
	11
	24

	4th
	13
	11
	24

	Total
	66
	54
	120


3.7
The Design and Access Statement (pages 43 – 44) refers to 33 affordable units being provided across both sites (Units 3 and 4, i.e. applications 17/1013/OUT and 17/1015/OUT) and states that of these 23% would be socially rented with the remaining 77% as intermediate.  23 affordable units would be provided as part of application 17/1013/OUT.  It is noted that whilst the Design and Access Statements refer to 33 affordable units, the affordable housing statements refer to 23 (Unit 3) and 11 (Unit 4) i.e. a total of 34.
3.8
While the scale and layout of the development have been shown on the submitted plans, the application is for all matters reserved and as such, appearance, means of access, landscaping, layout and scale are indicative only.

APPLICATION B (17/1015/OUT):

3.9
  Outline planning permission (all matters reserved) is sought for the part demolition of the existing 3 storey office building at 4 Wolsey Business Park and erection of a replacement building to include 60 residential units with surface level car parking.  The Design and Access Statement indicates that the outer skin of the existing building would be retained.
3.10
The submitted details indicate a single building with a linear form which would replicate the footprint of the existing building.  The details indicate a maximum width (east to west) of approximately 45 metres and maximum depth (north to south) of approximately 19 metres.
3.11
The submitted details indicate a 5 storey building.  Whilst the submitted elevations do not suggest any increase in the maximum height of the building, the proposed elevations do indicate extensions and alterations to the roof (replacing the existing shallow pitched roof with a mansard style roof).  Similarly, whilst the existing building is three-storeys in height with windows serving three floors, the proposed elevations show changes to the style, size and siting of windows with the addition of 2 further floors of accommodation.  The plans indicate a maximum height of 13 metres.

3.12
The site plan indicates 99 surface level car parking spaces (including 4 accessible spaces).  These would largely be located to the front (north) of the building but with some spaces to the eastern flank of the building.  It is noted that the submitted ‘proposed site plan’ also illustrates parking proposed in relation to application 17/1013/OUT.  

3.13
Whilst no external amenity space is indicated on the submitted plans, the proposed site plan suggests that some additional tree planting is proposed on the existing grass verge that separates the site from Tolpits Lane to the south.

3.14
The accommodation schedule submitted with the application indicates that the development would comprise a mixture of studios and 1 bedroom units (as set out in the table below), with a total of 60 units.
	Floor
	Studio
	1 Bed
	Total

	Ground
	7
	5
	12

	1st
	7
	5
	12

	2nd
	7
	5
	12

	3rd
	7
	5
	12

	4th
	7
	5
	12

	Total
	35
	25
	60


3.15
The Design and Access Statement (pages 43 – 44) refers to 33 affordable units being provided across both sites (Units 3 and 4, i.e. applications 17/1013/OUT and 17/1015/OUT) and states that of these 23% would be socially rented with the remaining 77% as intermediate.  11 affordable units would be provided as part of application 17/1013/OUT.  It is noted that whilst the Design and Access Statements refer to 33 affordable units, the affordable housing statements refer to 23 (Unit 3) and 11 (Unit 4) i.e. a total of 34.
3.16
While the scale and layout of the development have been shown on the submitted plans, the application is for all matters reserved and as such, appearance, means of access, landscaping, layout and scale are indicative only.

APPLICATION C (17/1179/OUT):
3.17
  Outline planning permission (all matters reserved) is sought for the demolition of the existing 3 storey office buildings (Units 3 and 4) and the erection of a replacement building to include 643 flats with basement parking for 1176 cars.

3.18
The submitted details indicate a single building with an elongated ‘M’ footprint, sited with its widest elevation to the south and running roughly parallel to Tolpits Lane.  The building would comprise a mixture of straight and angled elevations.  The details indicate a maximum width (east to west) of approximately 178 metres, with a width of approximately 154 metres closest to Tolpits Lane.  The depth (north to south) would be a maximum of 62 metres and 11 metres at its narrowest point.  Three main wings would project north from the building’s spine, each with a depth of approximately 50 metres at ground floor and with a separation distance of approximately 45 metres between them.  It is noted that from the second floor level upwards the projecting wings would have an additional depth of approximately 6 metres as the building would overhang an access road within the Business Park.  The overhang would have a height of approximately 5.5 metres above the access road.  Between the three main wings, two smaller projecting wings are proposed each with a maximum depth of approximately 20 metres.  The submitted details indicate a seven storey (above ground) building with a maximum height above ground level of approximately 21 metres.  Glazing and balconies are indicated to all elevations.  A green roof garden is also proposed.
3.19
A three storey basement car park is proposed, the Design and Access Statement refers to a total of 1176 car parking spaces (including 20 electric car club and 50 accessible spaces) plus 60 motorcycle spaces.  The basement would be accessed via a single vehicle ramp.  Cycle storage (660 spaces) and refuse storage is shown at surface level between the projecting wings.  There would also be two areas of soft landscaping between the main projecting wings.  
3.20
The accommodation schedule submitted with the application indicates that the development would comprise a mixture of studios and 1 bedroom units (as set out in the table below), with a total of 643 units.
	Floor
	Studio
	1 Bed
	2 Bed
	Total

	Ground
	45
	11
	26
	82

	1st
	46
	20
	20
	86

	2nd
	27
	37
	31
	95

	3rd
	27
	37
	31
	95

	4th
	27
	37
	31
	95

	5th
	27
	37
	31
	95

	6th
	27
	37
	31
	95

	Total
	226
	216
	201
	643


3.21
The Affordable Housing Statement indicates that policy compliant affordable housing will be provided, equating to 290 units (116 studios, 116 x 1 bed units and 58 x 2 bed units).

3.22
A number of energy efficiency/saving measures are proposed as set out within the submitted Design and Access Statement.  

3.23
While the scale and layout of the development have been shown on the submitted plans, the application is for all matters reserved and as such, appearance, means of access, landscaping, layout and scale are indicative only.
3.24

In addition to the submitted plans (listed at Appendix 1), all applications are accompanied by supporting information including:

· Cover letter

· Application form

· CIL Additional Information form

· Design and Access Statement and Appendices

· Proposed Renders

· Contamination Report

· Energy Sustainability Report

· Primary Ecology Report

· Secondary Ecology Report

· Technical Note Ecology

· Bio Diversity Checklist

· Flood Risk Report

· Drainage Strategy Survey

· Lighting Assessment

· LVIA (Landscape Visual Impact Assessment) (APPLICATION C only)
· Transport Assessment

· Viability Report (APPLICATIONS A & B only)
· Affordable Housing Statement

· Draft Section 106 Agreement

· Copy of Pre Application Advice Note

4.
Consultation
4.1.
Statutory   Consultation
A summary of responses for all applications is provided in the table below, with full comments included at Appendix 2.

	
	Application A

17/1013/OUT
	Application B

17/1015/OUT
	Application C

17/1179/OUT

	Watford Borough Council
	No response
	No response
	No response

	LDF Transport
	No response
	No response
	No response

	Biodiversity Projects Officer
	Concerns raised
	Concerns raised
	Objection

	Hertfordshire Highways
	No objection, conditions requested
	No objection, conditions requested
	No objection, conditions requested

	Housing Development Officer
	Concerns raised
	Concerns raised
	Concerns raised

	Housing Manager
	No response
	No response
	No response

	Herts Archaeology
	No objection
	No objection
	No objection

	Herts Property Services
	No objection
	No objection
	No objection

	HCC Flood Risk Management Team
	No objection, condition requested
	No objection, condition requested
	No response

	HCC Footpath
	No response
	Not consulted
	No response

	HCC Waste & Minerals
	Advisory comments
	Advisory comments
	Advisory comments

	Herts Ecology
	Advisory comments, condition requested
	Advisory comments, condition requested
	Advisory comments, condition requested

	Herts & Middlesex Wildlife Trust
	No response
	No response
	No response

	Fire Protection Department
	Advisory comments
	Not consulted
	Advisory comments

	Herts Constabulary
	No response
	No response
	No response

	Environment Agency
	No response
	No response
	No response

	Environmental Protection
	No response
	No response
	No response

	Integrated Accommodation Commission
	No response
	No response
	No response

	NHS Herts Valleys
	No response
	No response
	No response

	Landscape Officer
	Objection
	Objection
	Objection

	Herts Public Health
	No response
	No response
	No response

	Highways Agency
	No objection
	No objection
	No response

	Natural England
	No response
	No response
	No response

	Sustainable Projects Officer
	No response
	No response
	No response

	Leisure Development Officer
	No response
	No response
	No response

	Local Plans
	Objection
	Objection
	Objection

	NHS England
	No response
	No response
	No response

	Primary Care Trust
	No response
	No response
	No response

	Health & Community Services
	No response
	No response
	No response

	Thames Water
	Advisory comments, condition requested
	Advisory comments, condition requested
	Advisory comments, condition requested

	Affinity Water
	No response
	Advisory comments
	Advisory comments

	National Grid
	Advisory comments
	Advisory comments
	Advisory comments

	Batchworth Community Council
	Objection
	Objection
	Objection


4.2
Public Consultation
4.2.1
Neighbour consultation:

	
	Application A

17/1013/OUT
	Application B

17/1015/OUT
	Application C

17/1179/OUT

	No. households consulted
	435
	434
	436

	No. responses received
	11
	10
	14


4.2.2
Site Notice(s): Expired ASK   \* MERGEFORMAT  12/07/2017 for all applications.
4.2.3
Press Notice(s): Expired 07/07/2017 for all applications.
4.2.4
 ASK   \* MERGEFORMAT   Summary of Responses

  APPLICATION A:


Traffic congestion is an existing problem and would be exacerbated; Limited access to public transport would increase car use; Not a sustainable location; No pavement for pedestrians.


Detrimental effect on businesses operating in the area; Permanent loss of employment space and job opportunities; Allocated Employment Site, loss contrary to policy; Not an identified housing site and Council have deliverable housing land supply; Lack of affordable housing; Housing mix contrary to policy.

Local infrastructure unable to cope; Impact on Croxley Moor, a Local Nature Reserve and SSSI; Negative impact on local environment - wildlife, visual setting, air pollution, flooding.


Scale and design not appropriate for location and would create visual intrusion on the skyline, visible from miles around; Height should reflect neighbouring development; Urban sprawl; Overdevelopment; Overlooking and sense of overbearing on neighbouring properties.

Noise pollution; Previous objections not overcome; Contrary to policy.

APPLICATION B:


Traffic congestion is an existing problem and would be exacerbated; Limited access to public transport would increase car use; Not a sustainable location; No pavement for pedestrians.

Detrimental effect on businesses operating in the area; Local infrastructure unable to cope; Permanent loss of employment space and job opportunities; Allocated Employment Site, loss contrary to policy; Not an identified housing site and Council have deliverable housing land supply; Lack of affordable housing; Housing mix contrary to policy.

Impact on Croxley Moor, a Local Nature Reserve and SSSI; Negative impact on local environment - wildlife, visual setting, air pollution, flooding.

Scale and design not appropriate for location and would create visual intrusion on the skyline, visible from miles around; Height should reflect neighbouring development; 
Urban sprawl; Overdevelopment; Overlooking and sense of overbearing on neighbouring properties.

Noise pollution; Previous objections not overcome; Contrary to policy.

APPLICATION C:  

Limited access to public transport would increase car use; Not a sustainable location; No pavement for pedestrians.

Permanent loss of employment space and job opportunities; Allocated Employment Site, loss contrary to policy; Not an identified housing site and Council have deliverable housing land supply; Lack of affordable housing; Housing mix contrary to policy.

Local infrastructure and amenities unable to cope.

Impact on Croxley Moor, a Local Nature Reserve and SSSI; Negative impact on local environment - wildlife, visual setting, air pollution, flooding.

Scale and design not appropriate for location and would create visual intrusion on the skyline, visible from miles around; Height should reflect neighbouring development; Urban sprawl; Impact on surrounding Green Belt; Overdevelopment; Overlooking and sense of overbearing on neighbouring properties.

Noise pollution; Previous objections not overcome; Contrary to policy; Set precedent.

5.
Reason for Delay
5.1
  No delay.
6.
Relevant Planning Policy, Guidance and Legislation
6.1
  

  
  The   Three Rivers Local Plan
The Core Strategy was adopted on the 17 October 2011 having been through a full public participation process and Examination in Public. Relevant policies include Policies CP1, CP2, CP3, CP4, CP6, CP7, CP8, CP9, CP10 and CP12.
The Development Management Policies Local Development Document (LDD) was adopted on 26 July 2013 after the Inspector concluded that it was sound following Examination in Public which took place in March 2013. Relevant policies include DM1, DM2, DM3, DM4, DM5, DM6, DM7, DM8, DM9, DM10, DM11, DM12, DM13 and Appendices 2 and 5.

The Site Allocations Local Development Document (SALDD) was adopted on 25 November 2014 having been through a full public participation process and Examination in Public. Policy SA2 is relevant.

The Community Infrastructure Levy (CIL) Charging Schedule (adopted February 2015).

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 government guidance. The policies of Three Rivers District Council reflect the content of the NPPF.

6.3
Other planning policies

Supplementary Planning Document 'Affordable Housing' (approved June 2011 following a full public consultation).

The Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document (2012).

Hertfordshire Minerals Local Plan Review 2002-2016 (adopted March 2007).

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


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

Flood and Water Management Act 2010.

Open Space, Amenity and Children's Playspace Supplementary Planning Document - Adopted December 2007.
7.
Planning Analysis
7.1
  Outline Nature of Applications

7.1.1
The applications have been submitted in outline and consequently, only those matters which are not reserved may be given significant weight.  The applications are for all matters reserved, and therefore if planning permission were  to be  granted (for any of the applications),  the  reserved matters  (access,  appearance,  landscaping,  layout  and  scale) would  all need to be the subject of another application or applications.

7.1.2
An outline application must include information about the proposed use and amount of each use, and must also indicate the area or areas where access points to the development will be situated, even if access has been reserved.  Where layout is a reserved matter, the application shall state the approximate location of buildings, routes and open spaces.  Where scale is a reserved matter, the application shall state the upper and lower limit for the height, width and length of each building included in the development.

7.1.3
The three applications each seek approval for the demolition (or part demolition) of the existing office building(s) and the erection of a replacement building to provide residential development.  As described in section 3 above the number of residential units and number of parking spaces varies between the 3 applications.  Similarly, the number of building storeys also varies.  

7.1.4
The assessment of the outline applications must have regard to the design, massing, height and siting of the development proposed in each application and shown on the application plans, together with landscaping and parking to the extent that these details are shown.   
7.1.5
All 3 applications are each accompanied by indicative plans and elevations showing how the application site could potentially be developed. 
7.2
Policy/Principle of Development relevant to the 3 Applications

7.2.1
Paragraph 19 of the NPPF advises that the Government is committed to ensuring that the planning system supports economic growth.

7.2.2
Paragraph 22 of the NPPF advises that;


“Planning policies should avoid the long term protection of sites allocated for employment use where there is no reasonable prospect of the site being used for that purpose…”

7.2.3
The application site forms part of the Tolpits Lane Employment Site Allocation allocated for employment use by the Site Allocations Local Development Document which was adopted in November 2014.  Policy SA2 of the Site Allocations LDD (adopted November 2014) states that;


“Allocated employment sites will be safeguarded for business, industrial and storage or distribution uses.  


Sites allocated as having potential for mixed use development may provide for mixed use development including, but not limited to business, industrial and storage or distribution; residential or community uses”.

7.2.4
Policy CP6 (Employment and Economic Development) of the Core Strategy (adopted October 2011) seeks to support the sustainable growth of the Three Rivers District economy by (for example);


“(j) Continuing to focus employment use within the key employment areas within the District”.

7.2.5
Tolpits Lane is listed within Policy CP6 as one of the key employment areas that the policy seeks to safeguard.

7.2.6
In addition to the above, and in recognition of the need to protect employment sites, the Council made a non-immediate Article 4 Direction on 5 August 2016 which removes permitted development rights for changes of use from office or light industrial to residential use within the Tolpits Lane employment area.  The direction was confirmed on 13 October 2016 and came into effect on 5 August 2017 (in the case of office to residential) and will come into effect on the 30 September 2017 (in the case of light industrial to residential).  The Council considers the Article 4(1) Direction to be necessary to protect this important location for employment within the District and to secure the viability of businesses within the employment area.

7.2.7
Policy CP6 of the Core Strategy (adopted October 2011) sets out that the sustainable growth of the Three Rivers economy will be supported by;


“(n) Releasing office space from employment use where this is expected to be surplus to employment needs across the plan period as indicated by an up to date Employment Land Study”.

7.2.8
The South West Herts Economic Study (published in February 2016) indicates that there will be an estimated total jobs growth in the District of 8,400 during the period 2013-2036.  Of these, 43% (or 3,600 jobs) are expected to be required within ‘B’ Classes including office (Class B1).  This equates to approximately 7.1 hectares of additional land being required for office space or approximately 60,000 square metres of office space during this period.

7.2.9
The existing B1 use floor area for the 3 individual applications are set out in the table below.  In all cases the existing figures are taken from the submitted CIL Additional Information Forms.  
	
	Existing B1 space (m²)

	Application A
	3,883.65m²

	Application B
	1,954.23m²

	Application C
	5,837.86m²


7.2.10
The applications are all wholly residential in nature and do not therefore include any B1 floor space.  As such there would be a significant reduction in B1 space in all cases.
7.2.11
Whilst the content of letters from Braser Freeth Chartered Surveyors and Knight Frank LLP (included within each of the 3 submitted Design and Access Statements) detailing the letting history of the site and submitted in support of the applications are noted, these are not considered sufficient to demonstrate that the existing B1 office space is surplus to employment needs across the plan period.  As noted above, these contradict the findings of the South West Herts Economic Study (published in February 2016) which identifies a need for additional office space in the District.  

7.2.12
Whilst the letters state that the site is not attractive to the market, it is noted that the South West Herts Economic Study (published in February 2016) states that Tolpits Lane is;
“Overall good quality and intensively developed business park catering for a range of employment activities and sectors. There is little evident development potential. The Council should seek to support employment uses at the site”.
7.2.13
Contrary to the requirements of the NPPF it is concluded that it has not been demonstrated by any substantial evidence produced in support of any of the 3 applications that there is no reasonable prospect of the site being used for employment use.

7.2.14
Accordingly, it is concluded that, in each case, the proposals would result in a net loss of Class B1 (office) floor space contrary to Policy SA2 of the Site Allocations LDD (adopted November 2014) and Policy CP6 of the Core Strategy (adopted October 2011). 

7.2.15
Paragraph 49 of the NPPF advises that;


“Housing applications should be considered in the context of the presumption in favour of sustainable development.  Relevant policies for the supply of housing should not be considered up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable housing sites”.

7.2.16
Since the application site is not identified or allocated as part of the District’s housing supply were it to be developed for housing it would constitute a windfall site.  Policy CP2 (Housing Supply) of the Core Strategy (adopted October 2011) states that applications for windfall sites will be considered on a case by case basis having regard to;

i. the location of the proposed development, taking into account the Spatial Strategy;

ii. the sustainability of the development and its contribution to meeting local housing needs;

iii. infrastructure requirements and the impact on the delivery of allocated housing sites;

iv. monitoring information relating to housing supply and the Three Rivers housing target.

7.2.17
It is noted that the Housing Land Supply Update and Annual Monitoring Report published in December 2016 indicate 9.8 years supply of housing against the target set out within the Core Strategy. 

7.2.18
The Spatial Strategy of the Core Strategy states that new development will be directed towards previously developed land and appropriate infilling opportunities within the urban areas of the Principal Town (Rickmansworth) and Key Centres (South Oxhey, Croxley Green, Abbots Langley, Chorleywood, Leavesden and Garston and Mill End) which have been identified as the most sustainable locations within the District.  More limited levels of new development will be directed towards Secondary Centres (Kings Langley, Carpenders Park, Eastbury, Oxhey Hall, Maple Cross and Moor Park).  

7.2.19
Place Shaping Policies PSP1, PSP2 and PSP3 of the Core Strategy (adopted October 2011) set out the proportion of development that will be directed towards the Principal Town (15%), Key Centres (60%) and Secondary Centres (24%).

7.2.20
The application site is not within or close to the boundaries of the Key Town, Key Centres or Secondary Centres identified by the Core Strategy.  Tolpits Lane is a busy road between the settlements of Rickmansworth and Watford and the application site is within an ‘out of town’ employment area in a relatively isolated location.  The nearest station is Croxley Green which is approximately 1km from the site when taking a direct line; however, accessing the station would involve a longer walk (approximately 3km), including along Tolpits Lane which has no footpaths or street lighting for part of the way.  There is an alternative route (approximately 1.1km) across the Business Park and Croxley Common Moor (SSSI and Local Nature Reserve).  Whilst there is a right of way across Croxley Common Moor, there is no formal footpath or lighting provided in this sensitive location.

7.2.21
Moor Park Station is approximately 1.8km from the site (direct line).  The submitted details indicate access via Tolpits Lane, which as noted above has limited lighting and footways.  There is alternative access via Sandy Lodge Road (approximately 2.9km), however, it is noted that this is a private barrier controlled road within the Moor Park Estate.

7.2.22
The proposed Vicarage Road Station (due to be functional in 2020) would be approximately 1.4km from the site off Hagden Lane.  The proposed Cassiobridge Station (due to be functional in 2020) would be approximately 1.5km by foot/bicycle.  The most direct route to both proposed stations would include Tolpits Lane.  Whilst these stations are due to be operational in 2020, there remains some uncertainty regarding their delivery at this time.

7.2.23
It is acknowledged at paragraph 3.14 of the Core Strategy that major development outside of the Principal Town and Key Centres is not necessarily precluded, but its planning merits need to be carefully assessed because of lower accessibility.  It continues that development may be appropriate in these areas, particularly where it offers opportunities to rectify specific deficiencies in vital services and facilities or where it provides development necessary to sustain centres as providers of local employment, shopping and other services.  None of the 3 proposed developments would meet any such identified need and as set out above, the application site is not serviced by public bus routes, Tolpits Lane lacks footpaths and there is no specific provision for cyclists on the highway.  The application site is isolated from key services and does not have easy access to existing facilities.

7.2.24
The Design and Access Statement and Transport Statement submitted in support of APPLICATION C make reference to a subsidised bus route and state that the applicant and Arrivia are ‘keen to work together’ and have sought views from HCC regarding their preferred route.  The Design and Access Statement refers to two routes, route 1 connecting the site with Rickmansworth Town and route 2 connecting the site to Watford.  The details reflect those submitted with application 16/2497/FUL.  At the time of application 16/2497/FUL, HCC (Sustainable Transport and Development Officer) confirmed that their preference would be for route 2 (Watford) and that a Section 106 Agreement between the applicant and Arrivia could ensure a certain level of service for a certain length of time.  While improvements to public transport would be supported, no Section 106 Agreement has been agreed at this time to secure the necessary provisions.  Similarly, it is likely that the service would be subsidised for a temporary period and the Local Planning Authority would therefore have no mechanism to secure the long term provision of a bus route.  In any case, it is not considered that the provision of a bus route in this location would in itself overcome the above identified concerns regarding the relatively inaccessible location of the site for residential development (highways and accessibility are discussed in more detail below).
7.2.25
Paragraph 17 of the NPPF sets out the Core Planning Principles which include;


“Actively manage patterns of growth to make the fullest possible use of public transport, walking and cycling, and focus significant development in locations which are or can be made sustainable”.

7.2.26
The application site is not located within an existing sustainable location and it has not been demonstrated in materials supporting any of the applications that the location could be made sustainable for the housing development proposed.  Each application is accordingly considered to be contrary to the principles set out in the Spatial Strategy and contrary to the objectives set out in the Place Shaping Policies (PSP1, PSP2 and PSP3), and Policy CP1 (Overarching Policy on Sustainable Development) of the Core Strategy (adopted October 2011) and the NPPF.  Furthermore, it is within an allocated employment site safeguarded for employment uses.

7.2.27
As such, development of the site as proposed in each application would undermine the Spatial Strategy of the adopted Core Strategy and would be contrary to the requirement as set out at Core Strategy Policy CP6 and Policy SA2 of the Site Allocations document to ensure sufficient employment space is available to maintain and support the economic growth of the District. This policy conflict substantially outweighs any benefits of providing additional housing on the site, as proposed in each of the applications, which is not required to meet current targets in the adopted Core Strategy. 

7.2.28
In summary, the site is an allocated employment site and the proposed developments would result in a net loss of Class B1 (office) floor space, contrary to Policy SA2 of the Site Allocations LDD (adopted November 2014) and Policy CP6 of the Core Strategy (adopted October 2011) and would be an unsustainable location for housing contrary to Policy CP1 of the Core Strategy (adopted October 2011). The scale and location of the developments in each case would undermine the Spatial Strategy for the district.  The 3 proposed developments would each therefore also be contrary to Policy CP2 of the Core Strategy (adopted October 2011).
7.3
Permitted Development Rights

7.3.1
The following analysis is applicable to each of the applications.

7.3.2
The planning history for Units 3 and 4 Wolsey Business Park is set out at section 1 above and includes prior approval applications determined in relation to Class O (Development consisting of a change of use of a building and any land within its curtilage to a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order from a use falling within Class B1(a) (offices) of that Schedule), of Schedule 2, Part 3 of the Town and Country (General Permitted Development) Order 2015.  These applications were permitted and relate to up to 71 flats at Unit 3 and 36 flats at Unit 4.  

7.3.3
Whilst not implemented to date, the applicant has indicated that the prior approval applications would be implemented in the absence of planning permission being granted and therefore contends that in respect of each application the existence of permitted development rights for housing attaching to the applications site to be a material consideration of significant weight in the determination of the applications..

7.3.4
Whilst the applicant’s position is noted, the Local Planning Authority does not consider the existence of these Prior Approvals is a material consideration of sufficient weight to overcome the substantial conflict with adopted planning policy caused by each of the 3 outline applications.

7.4
Affordable Housing / Housing Mix
Housing Mix:

7.4.1
Policy CP3 (Housing Mix and Density) of the Core Strategy (adopted October 2011) states that the Council will require housing proposals to take into account the range of housing needs, in terms of size and type of dwellings as identified by the Strategic Housing Market Assessment and subsequent updates, although the supporting text acknowledges that the identified proposed housing may need to be adjusted for specific schemes to take account of market information, housing needs and preferences and specific site factors.  The most recent SHMA was published in February 2016 and set out the size of accommodation needed to 2036 in Three Rivers as:
	
	1 bed
	2 bed
	3 bed
	4+ bed

	Market
	7.7%
	27.8%
	41.5%
	23%

	Affordable
	40.9%
	28.0%
	29.0%
	2.1%

	Total
	19.3%
	27.9%
	37.1%
	15.7%


7.4.2
The details submitted with the 3 applications indicate the following breakdown of unit sizes:

	
	Studio / 1 bed
	2 bed
	Total

	Application A
	120 (100%)
	-
	120

	Application B
	60 (100%)
	-
	60

	Application C
	442 (69%)
	201 (31%)
	643


7.4.3
In the case of each application, the proposed housing mix would fail to meet the requirements of Policy CP3 of the Core Strategy (adopted October 2011) and no satisfactory evidence or justification has been provided to support any of the proposed housing mixes.

Affordable Housing:

7.4.4
Paragraph 50 of the NPPF requires Local Planning Authorities to set policies to meet identified affordable housing need. The NPPF does not prescribe minimum levels of affordable housing but does require authorities to take account of viability when setting local planning policy (Paragraph 173). The background research undertaken for the Core Strategy found that the requirement for affordable housing in and around Three Rivers is exceptionally high and that in order to fully satisfy the need for affordable housing all housing delivered between 2011 and 2021 would need to be affordable (either social rented or intermediate).  However, it acknowledged that delivery of affordable housing at this level would not be economically viable and therefore to understand what level of affordable housing provision would be viable the Council undertook a Development Economics Study which concluded that on average the provision of 45% affordable housing from future housing development would be economically viable.

7.4.5
As such, Policy CP4 (Affordable Housing) of the Core Strategy (adopted 2011) and supported by the Affordable Housing SPD, requires 45% of all new housing to be provided as affordable housing, unless it can be clearly demonstrated with financial evidence that this is not viable.  As a guide the tenure split should be 70% social rented and 30% intermediate. 


APPLICATIONS A & B
7.4.6
The details submitted with these applications indicate the following affordable housing provision:

	
	Total No. Units
	No. Affordable Units
	Percentage of Affordable Units

	Application A
	120
	23
	19%

	Application B
	60
	11
	18%


7.4.7
Whilst an individual Affordable Housing Statement has been provided for both APPLICATIONS A and B, both the Design and Access Statements and Affordable Housing Statements submitted also take a collective view and refer to the wider site (i.e. Units 3 and 4).  It is the applicant’s view that as Prior Approval has been given (15/1184/PDR – 36 units at Unit 4 and 15/1281/PDR – 71 units at Unit 3) for a total of 107 residential units across the wider site, the current applications should therefore only be required to provide affordable housing in relation to the additional 73 units proposed.  The submitted reports state that this would equate to 33 units across the wider site and that of these 23% would be socially rented and 77% intermediate rent. 
7.4.8
Whilst the applicant’s position is noted, as set out above, Policy CP4 of the Core Strategy (adopted October 2011) requires 45% of all new housing to be provided as affordable housing, unless it can be clearly demonstrated with financial evidence that this is not viable.  This would apply to the full development proposed by any application.
7.4.9
APPLICATIONS A and B have both been accompanied by a viability appraisal seeking to justify the affordable housing provision in each case.  These have been reviewed and the conclusions drawn in respect of these reports by the Council are set out below:
7.4.10
APPLICATION A:
“The appraisal we have carried out is on a policy compliant scheme with 45% housing. This has been carried out to establish the residual land value with the policy compliant amount of affordable housing so that it can be compared to a sensible benchmark land value.

The appraisal carried out (Appendix 1) shows a Residual Land Value of £4,479,000.
This demonstrates that a policy compliant scheme with 45% affordable housing is not viable and generates a land value below our “benchmark” of £7,000,000.

This land value is at a level that means that all of the policies of the Council cannot be fulfilled.
There are a number of variables that will affect the viability of the scheme and result in a different residual land value:

1. Much more detail is required regarding the build cost

2. The actual return from a registered provider could be lower or higher than we have assumed which again would decrease / increase the RLV

3. The property market is also recovering and sales values are increasing.  Whilst this cannot be taken into account (as values can also decrease) this may have a positive effect on the viability of the scheme.

4. We have not made an allowance for the car parking spaces (income or expenditure)

It is our opinion that the scheme cannot provide the 45% affordable housing that

the Council require.
We then carried out a further appraisal with 23 units of affordable housing as per the applicants offer.
This appraisal can be found at Appendix 3. It shows a residual land value of

£7,063,000.

This shows that the scheme is viable with this amount of affordable housing.

It is our opinion that the scheme can provide 23 units of affordable housing on site and remain viable”.
7.4.11
While 45% of the proposed development would be 54 units, having reviewed the submitted details, the LPA agrees that the scheme (APPLICATION A) would not be viable with policy compliant affordable housing provision but that provision of 23 affordable units would be viable. The proposed tenure mix would provide 5 1-bedroom flats as shared ownership (22%) and 18 1-bedroom flats as affordable rent (78%). While this would not reflect the detailed tenure mix referred to within Core Strategy Policy CP4, based on the submitted viability information the proposed development is considered to satisfy the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and SPD: Affordable Housing (approved June 2011).  A condition on any grant of consent would require details of provision/rent levels etc. for the affordable housing.
7.4.12
APPLICATION B:
The appraisal we have carried out is on a policy compliant scheme with 45% housing. This has been carried out to establish the residual land value with the policy compliant amount of affordable housing so that it can be compared to a sensible benchmark land value.
The appraisal carried out (Appendix 1) shows a Residual Land Value of £2,272,000.

This demonstrates that a policy compliant scheme with 45% affordable housing is not viable and generates a land value below our “benchmark” of £3,000,000.

This land value is at a level that means that all of the policies of the Council cannot be fulfilled.

There are a number of variables that will affect the viability of the scheme and result in a different residual land value:

1. Much more detail is required regarding the build cost

2. The actual return from a registered provider could be lower or higher than we have assumed which again would decrease / increase the RLV

3. The property market is also recovering and sales values are increasing. Whilst this cannot be taken into account (as values can also decrease) this may have a positive effect on the viability of the scheme.

4. We have not made an allowance for the car parking spaces (income or expenditure)
It is our opinion that the scheme cannot provide the 45% affordable housing that the Council require.

We then carried out a further appraisal with 11 units of affordable housing as per the applicants offer.

This appraisal can be found at Appendix 3. It shows a residual land value of £3,597,000.

This is £597,000 more than the benchmark land value and demonstrates that the scheme could deliver more than the 11 units offered.
It is our opinion that the scheme can provide more than the 11 units of affordable housing offered and remain viable.
7.4.13
While it is accepted that the policy compliant level of affordable housing (27 units) would not be viable, agreement regarding the level of affordable housing provision has not been reached at this time and the application (APPLICATION B) has not demonstrated that it would not be viable to meet the Council’s affordable housing policy requirement.  Accordingly the proposed development conflicts with the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and SPD: Affordable Housing (approved June 2011).  

APPLICATION C
7.4.14
The details submitted with this application indicates the following affordable housing provision:

	
	Total No. Units
	No. Affordable Units
	Percentage of Affordable Units

	Application C
	643
	290
	45%


7.4.15
Appendix 2 of the applicant’s Design and Access Statement provides details of the mix and location of affordable units.  This refers to 232 studio or 1 bed units and 58 2 bed units predominantly spread over the ground, first, second and third floors.
7.4.16
Ideally affordable housing should be pepper-potted throughout a development. The Affordable Housing Supplementary Document advises at Policy AFH5 that ‘The location and distribution of affordable homes, particularly on larger developments, is crucial. The Council considers that segregating affordable and market housing is not sustainable. To prevent the affordable housing units being clustered together and hidden away in the less desirable parts of a site the Council will require that the affordable housing units are pepper-potted throughout the sites and, where appropriate, phases.’  As noted above, the submitted details indicate that the affordable units would be spread across 4 floors.
7.4.17
The provision of 45% affordable housing would accord with Policy CP4 of the Core Strategy (adopted October 2011).  No information has been provided regarding the tenure split, however, as the submission refers to policy compliant provision it is assumed that this would be 70% social rented and 30% intermediate.  A condition on any grant of consent would require details of provision/rent levels etc. for the affordable housing.
7.5
Scale, Design, Street Scene, Character & Appearance
7.5.1
The NPPF (paragraph 56) advises 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”.

7.5.2
The NPPF continues at paragraph 60;


“Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles.  It is, however, proper to seek to promote or reinforce local distinctiveness”.

7.5.3
Paragraph 64 of the NPPF states that:

“Permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions”.

7.5.4
Policy CP3 of the Core Strategy (adopted October 2011) advises that;


“The Council will promote high quality residential development that respects the character of the District and caters for a range of housing needs.  Development will make the most efficient use of land, without compromising the quality of the environment and existing residential areas”.

7.5.4
Policy CP12 (Design of Development) of the Core Strategy (adopted October 2011) advises that in seeking a high standard of design, the Council will expect all development proposals to:


a) Have regard to the local context and conserve or enhance the character, amenities and quality of an area


d) 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


k) Use high standards of building materials, finishes and landscaping…

7.5.5
Policy DM1 (Residential Design and Layout) of the Development Management Policies LDD (adopted July 2013) requires all applications for residential development to satisfy the design criteria set out in Appendix 2 of the Development Management Policies LDD (adopted July 2013) to ensure that development does not lead to a gradual deterioration in the quality of the built environment, and that landscaping, the need for privacy and amenity space and the creation of identity in housing layouts are taken into account.

7.5.6
Appendix 2 (Design Criteria) of the Development Management Policies LDD (adopted July 2013) advises that new development should take into consideration impacts on neighbouring properties, both within and surrounding the development, and visual impact generally.  Oversized, unattractive and poorly sited development can result in loss of light and outlook for neighbours and detract from the character and appearance of the street scene.

7.5.7
Policy DM7 (Landscape Character) of the Development Management Policies LDD (adopted July 2013) advises that in all landscape regions, the Council will require proposals to make a positive contribution to the surrounding landscape.

7.5.8
For the purposes of considering the scale, design and bulk of the each of the 3 proposed developments and their likely individual impact on the character and appearance of the street scene and general area, a summary of the content of each proposal is provided in the table below and is based on the details submitted with each application, though it is acknowledged that scale, design and layout are reserved matters.  The table also includes details of refused applications 16/2497/FUL, 17/0046/OUT, 17/0015/OUT, 16/2735/OUT and 16/2709/OUT for comparison purposes.  It should be noted that the site area for APPLICATIONS A and B differs to the other applications as these refer to Units 3 and 4 individually and not the wider site.
	
	Application A
	Application B
	Application C
	16/2497/FUL
	17/0046/OUT
	17/0015/OUT
	16/2735/OUT
	16/2709/OUT

	No. of Buildings
	1
	1
	1
	3
	1
	3
	3
	1

	No. of Units
	120
	60
	643
	401
	274
	332
	403
	416

	Storeys (max above ground)
	5
	5
	7
	8
	5
	5
	6
	7

	Height (max)
	13m
	13m
	21m
	30m
	17m
	17m
	19.5m
	22.8m

	Width (max)
	78m
	45m
	178m
	180m
	168m
	168m
	168m
	168m

	Depth (max)
	25m
	19m
	62m
	63m
	58m
	58m
	58m
	58m

	Density
	112 dph
	136 dph
	473 dph
	295 dph
	201 dph
	244 dph
	296 dph
	306 dph


*dph = dwellings per hectare


APPLICATION A

7.5.9
APPLICATION A relates to the part demolition of the existing building (Unit 3) and erection of replacement building to include 120 residential units and parking (all matters reserved).
7.5.10
The application form details the site area as 1.07 hectares which would indicate a residential density of approximately 112 dwellings per hectare.  Even on a sustainable site in a town centre location, this would be considered a high residential density.  Additionally, and as previously noted, whilst the development would contribute to the supply of housing within the district, Three Rivers District Council currently has an identified 9.8 year supply of housing sites that meet the definition of deliverability set out in the NPPF against the target in the Core Strategy and as such the proposed residential development is not required to meet the District’s housing targets.
7.5.11
As existing, Unit 3 has a maximum width of approximately 77 metres, depth of approximately 25 metres and height of approximately 13.9 metres.  The submitted details indicate that the footprint and height of the proposed replacement building would match those existing.  The Design and Access Statement indicates that the outer skin of the existing building would be retained.  The existing building is 3 storeys, however, the proposed replacement would be 5 storeys.  Whilst there would be no overall increase in height, the upper massing and bulk would be increased to some degree as the existing shallow pitched roof would be replaced with a mansard style roof.  It is understood that the additional floors of accommodation would be provided by a reduction in the existing internal floor to ceiling heights and the mansard roof.
7.5.12
Whilst other buildings in the Business Park are generally a mix of 2 and 3 storeys, it is acknowledged that due to their commercial use, there are higher floor to ceiling levels than would be expected on a residential building.  Whilst the proposed replacement building would be 5 storeys, the indicative plans suggest that its height would not be out of keeping given that it would reflect that existing on site.  Similarly, spacing around the building would be retained as existing due to the proposed replacement occupying the same footprint.  The prominence of the building would be increased to some degree due to the additional roof level bulk and provision of additional floors of accommodation with associated increase in fenestration detailing to all elevations, however, it is not considered that the building would be unduly dominant when approaching the site from either direction along Tolpits Lane
7.5.13
In summary, it is not considered that the scale, mass and bulk of the proposed development (APPLICATION A) illustrated within the submitted details, would be out of keeping with either the immediate surroundings or wider area.  The building would not be unduly dominant when approaching the site from either direction along Tolpits Lane.  Materials would replicate those existing, however, it is acknowledged that further details would be secured at Reserved Matters stage.

APPLICATION B
7.5.14
APPLICATION B relates to the part demolition of existing building (Unit 4) and erection of replacement building to include 60 residential units and parking (all matters reserved).
7.5.15
The application form details the site area as 0.44 hectares which would indicate a residential density of approximately 136 dwellings per hectare.  Even on a sustainable site in a town centre location, this would be considered a high residential density.  Additionally, and as previously noted, whilst the development would contribute to the supply of housing within the district, Three Rivers District Council currently has an identified 9.8 year supply of housing sites that meet the definition of deliverability set out in the NPPF against the target in the Core Strategy and as such the proposed residential development is not required to meet the District’s housing targets.

7.5.16
As existing, Unit 4 has a maximum width of approximately 45 metres, depth of approximately 18 metres and height of approximately 13.9 metres.  The submitted details indicate that the footprint and height of the proposed replacement building would match those existing.  The Design and Access Statement indicates that the outer skin of the existing building would be retained.  Whilst there would be no overall increase in height, the upper massing and bulk would be increased to some degree as the existing shallow pitched roof would be replaced with a mansard style roof.  It is understood that the additional floors of accommodation would be provided by a reduction in the existing internal floor to ceiling heights and the mansard roof.
7.5.17
Whilst other buildings in the Business Park are generally a mix of 2 and 3 storeys, it is acknowledged that due to their commercial use, there are higher floor to ceiling levels than would be expected on a residential building.  Whilst the proposed replacement building would be 5 storeys, the indicative plans suggest that its height would not be out of keeping given that it would reflect that existing on site.  Similarly, spacing around the building would be retained as existing due to the proposed replacement occupying the same footprint.  The prominence of the building would be increased to some degree due to the additional roof level bulk and provision of additional floors of accommodation with associated increase in fenestration detailing to all elevations, however, it is not considered that the building would be unduly dominant when approaching the site from either direction along Tolpits Lane

7.5.18
In summary, it is not considered that the scale, mass and bulk of the proposed development (APPLICATION B) illustrated within the submitted details, would be out of keeping with either the immediate surroundings or wider area.  The building would not be unduly dominant when approaching the site from either direction along Tolpits Lane.  Materials would replicate those existing, however, it is acknowledged that further details would be secured at Reserved Matters stage.

APPLICATION C

7.5.19
APPLICATION C relates to the demolition of existing buildings (Units 3 and 4) and erection of replacement building to include 643 residential units and parking (all matters reserved).
7.5.20
The application form details the site area as 1.36 hectares which would indicate a residential density of approximately 473 dwellings per hectare.  Even on a sustainable site in a town centre location, this would be considered a high residential density.  Additionally, and as previously noted, whilst the development would contribute to the supply of housing within the district, Three Rivers District Council currently has an identified 9.8 year supply of housing sites that meet the definition of deliverability set out in the NPPF against the target in the Core Strategy and as such the proposed residential development is not required to meet the District’s housing targets.

7.5.21
As noted above, as existing, Unit 3 has a maximum width of approximately 77 metres, depth of approximately 25 metres and height of approximately 13.9 metres.  Unit 4 has a maximum width of approximately 45 metres, depth of approximately 18 metres and height of approximately 13.9 metres.  The maximum widths and depths of both Units 3 and 4 do not extend across the full extent of the buildings due to existing stepped footprints.  There is spacing of approximately 22 metres between Units 3 and 4 currently.  The existing buildings are 3 storeys, although it is acknowledged that due to their original commercial use, there are higher floor to ceiling levels than would be expected on a residential building.  Other buildings in the Business Park are generally a mix of 2 and 3 storeys.
7.5.22
The proposed development (APPLICATION C) would be up to 7 storeys in height above ground with a maximum height of approximately 21 metres and occupying a significantly greater footprint than the existing buildings due to it infilling the existing spacing between Units 3 and 4 and its design incorporating wings projecting into the existing car park area and overhanging the access road within the Business Park.  It is acknowledged that there would be some space between the main projecting wings, which the submitted details indicate would provide amenity space, however, these are not of significant size and due to the design of the building they would be largely screened from public view points (with the exception of views from the north) and would not make a significant contribution in terms of creating a sense of space around the building.  
7.5.23
The submitted details indicate that the building would have a maximum width (east to west) of approximately 178 metres and maximum depth (north to south) of approximately 62 metres.  Whilst it is acknowledged that indicative details submitted illustrate that the building would be broken up to some degree on its northern side as a result of its design incorporating angled elements and projecting wings, the spacing would not be significant and would be viewed against the backdrop of the main east-west spine behind.  The southern elevation of the main building would run adjacent to Tolpits Lane and with a limited set back from the road.  This 7 storey unbroken elevation would be significantly and overbearingly prominent within the street scene.
7.5.24
While the LVIA submitted with the application is noted, it is considered that the scale, mass and bulk of the proposed development (APPLICATION C) illustrated within the submitted details, would be out of keeping with both the immediate surroundings and the wider area and that the building would be unduly dominant when approaching the site from both directions along Tolpits Lane.  The excessive scale of the proposed development is demonstrated in the existing and proposed street scenes submitted with the application.

7.5.25
Whilst the objective to make efficient use of land is noted, this must be balanced against other considerations such as the requirement for development to have regard to local context.  The proposed layout is considered cramped and indicative that the proposals represent an overdevelopment of the site.  This is evidenced further by the failure of this application to comply with other policies, for example, failure to provide sufficient amenity space (discussed later in analysis) and layouts that would result in overshadowing and overlooking between units.

7.5.26
The proposed development, by reason of its excessive height, width, scale, bulk and building-to-plot ratio, would be cramped and excessively dominant in the street scene and surrounding locality and would represent overdevelopment of the site, to the detriment of the visual amenities and character of the area as a whole.  This is contrary to Policies CP1, CP3 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1, DM7 and Appendix 2 of the Development Management Policies (adopted July 2013).

7.6
Amenity

7.6.1
One of the core planning principles listed in the NPPF (paragraph 17) is that planning should; 


“Always seek to secure high quality design and a good standard of amenity for all existing and future occupiers of land and buildings”.

7.6.2
Policy CP12 of the Core Strategy (adopted October 2011) states that the Council will expect development proposals to;

a) Have regard to the local context and conserve or enhance the character, amenities and quality of an area.  

c) Protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space.

7.6.3
Policy CP12 is supported by Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).  Appendix 2 includes design criteria against which new development should be assessed in order to ensure that they would not result in demonstrable harm to the residential amenity of neighbouring occupiers.

7.6.4
It is necessary to consider the impact of each of the 3 proposed developments on the residential amenities of existing neighbouring occupiers and future occupiers of the proposed developments.  In this case the immediate neighbours are largely existing offices; however, the Local Planning Authority has a duty to consider the impact of development on all neighbours. 


Impact on Neighbours:

7.6.5
The application site is in an area predominantly consisting of employment uses; however, there are three residential neighbours (The Dell, Glendale and The Oaks) in a terrace to the south east of the application site.  The Dell is the closest and is located approximately 50 metres from the proposed development at the closest point (all APPLICATIONS).  Due to the relative siting with the three dwellings located to the south east of the application site, notwithstanding the indicated mass and bulk of the building proposed in APPLICATION C, in each of the 3 applications (ranging from 5 to 7 storeys) it is not considered that any of the proposed developments would result in demonstrable harm to the residential amenities of occupiers of The Dell, Glendale and The Oaks by virtue of overshadowing or loss of light.  Additionally, whilst there would be additional glazing, given that the height of development proposed within APPLICATIONS A and B would not exceed that existing, it is not considered that the proposed development (APPLICATIONS A and B) would result in demonstrable harm to neighbouring amenity by virtue of overlooking.  However, due to the scale, height, mass and bulk of the building proposed in APPLICATION C and the indicative design incorporating high levels of glazing, balconies and green roofs for amenity use, the proposed development (APPLICATION C) would represent an un-neighbourly and overbearing form of development to the detriment of the residential amenity of occupiers of The Dell, Glendale and The Oaks and would result in both actual and perceived overlooking.  APPLICATION C would therefore fail to comply with Policy CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
7.6.6
As previously noted, the majority of neighbouring units to the application site are in employment use.  Units 5 and 6 Wolsey Business Park are two-storey units located to the north of the application site.  These buildings are set back approximately 22 metres from the central access road which runs through the business park, with car parking between the buildings and access road.  The indicative design of the proposed building in APPLICATION C includes a built element from second floor level upwards that would overhang the central access road.  As such, the proposed building in APPLICATION C would be sited approximately 22 metres from Units 5 and 6 Wolsey Business Park.  In the case of APPLICATIONS A and B, the existing spacing would be maintained. 
7.6.7
The maximum building heights indicated range from 13 metres as existing in the case of APPLICATIONS A and B to 21 metres in the case of APPLICATION C.  Whilst it is noted that the design of Units 5 and 6 includes limited glazing to their southern elevations facing the application site and that therefore unacceptable overlooking is unlikely; given the height, mass, bulk and limited separation distances proposed and  the siting of Units 5 and 6 due north of the application site, it is considered that in the case of APPLICATION C, the development proposed would represent an un-neighbourly and overbearing form of development, contrary to Policy CP12 of the Core Strategy (adopted October 2011).  There are similar concerns with regards to the impact on existing neighbouring Units within Orbital Business Park which are located even closer at approximately 6 metres from the proposed development (APPLICATION C) at the closest point and in relation to Unit 2 Wolsey Business Park sited approximately 17 metres from the proposed development (APPLICATION C) at the closest point.  In this regard, APPLICATION C would also fail to comply with Policy CP6 (employment and economic development) of the Core Strategy (adopted October 2011) which advises that the Council will support development that sustains parts of the District as attractive areas for business location.  Given that the footprint and maximum height of APPLICATIONS A and B would reflect that existing, it is not considered that in the case of these proposals that there would be significant demonstrable harm to neighbouring business occupiers.

Amenity of Future Occupiers:


APPLICATION A

7.6.8
The residential units would vary in size from 1 – 2 bedrooms.  All units would benefit from a window(s), with the majority located along the main north and south elevations.  Due to the largely unbroken nature of these elevations, there would not be opportunity for overlooking between flats.
7.6.9
Units in the western flank elevation would face towards Unit 4 (APPLICATION B is discussed below), with the submitted site plan suggesting a separation distance of approximately 22 metres between the flank elevations.  Whilst this would be less than the 28 metre guidance figure referred to in Appendix 2, it is acknowledged that the relationship would be flank to flank rather than back to back.  Similarly, where flank windows are proposed within APPLICATION A they appear to be secondary windows and could therefore be conditioned to be obscure glazed when further details were considered at Reserved Matters stage.  The separation is sufficient to ensure an acceptable impact for future occupiers.  
7.6.10
Unit 2 Wolsey Business Park is located to the east of the application site and is a three-storey office building with glazing to all elevations.  This neighbouring Unit is separated from the application site by the roundabout and access road and is set back such that its southern most elevation is roughly level with the existing rear elevation of Unit 3.  The separation distance (approximately 58 metres) and angled siting of the buildings is such that it is not considered that occupiers of proposed flats in the eastern elevation would be adversely affected through overshadowing, loss of light or overlooking.
7.6.11
There would be some opportunity for overlooking of ground floor units, particularly those with windows to the west, north and east which would face the car park.  The provision of a defensible space or landscaped buffer would reduce this potential and could be considered in more detail at Reserved Matters stage.
7.6.12
Subject to consideration of the design at Reserved Matters stage it is not considered that there would be demonstrable harm to the residential amenity of future occupiers by virtue of overshadowing, loss of light or overlooking.  Amenity space provision is discussed below.


APPLICATION B

7.6.13
The residential units would vary in size from 1 – 2 bedrooms.  All units would benefit from a window(s), with the majority located along the main north and south elevations.  Due to the largely unbroken nature of these elevations, there would not be opportunity for overlooking between flats.

7.6.14
Units in the western flank elevation would face towards the neighbouring Orbital Business Park to the west of the application site.  These are two storey buildings with limited glazing in their rear elevations such that overlooking of the proposed units is unlikely and there would be separation of approximately 17 metres between the proposed building and these neighbours.  

7.6.15
Units in the eastern flank elevation would face towards Unit 3 (APPLICATION A is discussed above), with the submitted site plan suggesting a separation distance of approximately 22 metres between the flank elevations.  Whilst this would be less than the 28 metre guidance figure referred to in Appendix 2, it is acknowledged that the relationship would be flank to flank rather than back to back.  Similarly, where flank windows are proposed within APPLICATION B they appear to be secondary windows and could therefore be conditioned to be obscure glazed when further details were considered at Reserved Matters stage.  The separation is sufficient to ensure an acceptable impact for future occupiers.  

7.6.16
There would be some opportunity for overlooking of ground floor units, particularly those with windows to the west, north and east which would face the car park.  The provision of a defensible space or landscaped buffer would reduce this potential and could be considered in more detail at Reserved Matters stage.

7.6.17
Subject to consideration of the design at Reserved Matters stage it is not considered that there would be demonstrable harm to the residential amenity of future occupiers by virtue of overshadowing, loss of light or overlooking.  Amenity space provision is discussed below.

APPLICATION C
7.6.18
The residential units proposed would vary in size from 1 – 2 bedrooms.  Those units facing south would have outlook across Tolpits Lane towards Hampermill Lake and beyond and would not be overlooked by any neighbouring buildings.  Similarly, due to the unbroken nature of the southern elevation, there would be limited opportunity for overlooking between flats on this southern elevation.

7.6.19
Units in the outside western flank elevation would face towards the neighbouring Orbital Business Park to the west of the application site.  These are two storey buildings with limited glazing in their rear elevations such that overlooking of the proposed units is unlikely.  However, the western flank of the proposed building would be sited close to the boundary (approximately 2 metres in each case) resulting in a limited separation distance of approximately 6 metres between the flank elevation of the proposed building and rear elevation of buildings in the neighbouring Orbital Business Park.  Whilst this would not affect units from the second floor upwards, it is considered that the amenity of occupiers of units on the ground and first floors would be adversely affected by reason of the poor outlook that would be afforded to them.
7.6.20
Unit 2 Wolsey Business Park is located to the east of the application site and is a three-storey office building with glazing to all elevations.  This neighbouring Unit is separated from the application site by the roundabout and access road and is set back such that its southern most elevation is roughly level with the existing rear elevation of Unit 3.  The proposed building would be of a significantly increased depth and height, resulting in flank wings of approximately 50 metres and increasing to approximately 56 metres from 2nd floor level at a distance of approximately 17 metres from Unit 2 at the closest point.  Whilst the separation distance and slightly angled siting of the buildings is such that it is not considered that occupiers of proposed flats in the eastern elevation would be adversely affected through overshadowing or loss of light, it is considered that opportunities for overlooking of the proposed flats (specifically floors 1 – 3) would exist and that this would be to the detriment of the residential amenities of future occupiers.
7.6.21
There are significant concerns about the relationship between proposed units on the three central wings and inside elevations of the outer wings in terms of both overlooking and overshadowing.  In relation to overlooking, guidance within Appendix 2 of the Development Management Policies LDD (adopted July 2013) indicates that distances between buildings should be sufficient so as to prevent overlooking, particularly from upper floors.  As an indicative figure, 28 metres should be achieved between the faces of single or two storey buildings backing onto each other, although this should be greater between buildings in excess of two-storeys especially dwellings/flats with elevations which directly face one another.  Whilst it is acknowledged that the indicative 28 metre figure refers to ‘back to back’ distances and ‘distances between buildings’, it is still considered relevant due to the layouts proposed.  Appendix 2 also advises that development should not incorporate balconies which would overlook neighbouring properties to any degree.  
7.6.22
The submitted details indicate a separation distance of approximately 45 metres between the central projecting wing and outer wings, however, two smaller projecting wings would be located between the main wings and would have angled elevations such that glazing and balconies would be angled towards the deeper main wings resulting in opportunities for overlooking as discussed below.

7.6.23
For example, the balcony to 1st floor Unit 78 would be angled towards and sited only 9 metres from the balcony at 1st floor Unit 74.  A bedroom window to 1st floor Unit 78 would be sited only 6 metres from the balcony of 1st floor Unit 75.  Similar relationships are found on all floors throughout the proposed development and would result in unacceptable levels of actual and perceived overlooking for a number of future occupiers.
7.6.24
The limited separation distances and overall heights of the proposed building as described would also result in proposed residential units experiencing a significant sense of enclosure and overshadowing.  This would be most notable for those at lower levels on the smaller projections and on the central elements of the main projections closest to the core of the proposed building and would be exacerbated due to the orientation of the proposed development with the projections facing north.

7.6.25
The indicative design of the development includes an overhang element to the three main projecting wings.  The overhang at second floor level would have a depth of approximately 6 metres and it is considered that this would impact adversely on the residential units below, resulting in an overwhelming sense of enclosure exacerbated by the north facing orientation of these units meaning these units would receive little daylight or direct sunlight making them gloomy and providing poor living conditions and outlook.

7.6.26
For the reasons set out above in relation to overlooking and the overbearing nature of the proposed developments as indicated on the submitted details, it is considered that the proposed development would result in demonstrable harm to the visual and residential amenities of future occupiers and each would therefore fail to comply 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).


Amenity Space:

7.6.27
Standards for amenity space provision are set out in Appendix 2 of the Development Management Policies Local Development Document (adopted July 2013).  The requirements are 21 square metres for 1 bedroom flats and 31 square metres for 2 bedroom flats.  The applications propose a number of studios, these are counted as 1 bedroom flats for the purpose of calculating amenity space requirements.
7.6.28
Appendix 2 comments that depending on the character of the development, the space may be provided in the form of private gardens or in part, may contribute to formal spaces/settings for groups of buildings.  Communal space for flats should be well screened from highways and casual passers-by.
7.6.29
The requirement and provision for all of the applications (based on details of unit numbers / sizes as set out within the submitted accommodation schedules and plans) is set out in the table below.  The ‘proposed’ figures are also taken from the submitted accommodation schedules and plans.

	
	Required
	Proposed
	Difference

	Application A
	120 x 21

= 2,520m²

	None proposed
	-2,520m²

	Application B
	60 x 21

= 1,260m²

	None proposed
	-1,260m²

	Application C
	442 x 21

201 x 31

= 15,513m²

	2,099.99m² (balconies)

887m² (external space)

 3,269.59m² (roof garden)

= 6,256.58m²
	-9,256.42m²


7.6.30
The table above indicates that in the case of each of the 3 applications the proposed amenity space to be provided would fail to comply with adopted standards.  No amenity space is proposed in either APPLICATION A or B.  Whilst 6,256,58m² of amenity space would be provided in APPLICATION C, this would still amount to a shortfall of over 9,000m².
7.6.31
In APPLICATION C amenity space would be provided on private balconies, external communal roof terraces and external communal space at surface level to the front of the building.  In addition to the significant deficiency in the amount of amenity space to be provided, it is necessary to consider the usability of the space provided and also the proximity of the site to public open space which may to some degree offset the requirement for full provision on site.  In terms of usability of the green roof proposed (APPLICATION C), whilst this would provide a space where residents could sit, there are concerns regarding the safety and practicality of use of the green roof, for example by children for ball games and the usability is further impacted by the design of the roof area which is broken up due to the footprint of the building and the provision of solar panels and glazing to the atrium cores within the building.  It is also noted that the green roof would be exposed due to its height above ground.  The submitted details (APPLICATION C) indicate that units (including ground floor) would benefit from a small private balcony, however, these would not provide significant amounts of space for each unit due to their size.  Additionally, the building is orientated with its main unbroken elevation facing south and as such balconies and terraces to the north and on the central flanks of the projecting wings would experience limited sunlight due to both the indicated orientation and scale of the building.  This would be likely to affect adversely the usability of these balconies.  It is acknowledged that, in addition to the green roof and private balconies, APPLICATION C includes an internal arboretum.  Whilst this would provide some amenity for residents, this is not the amenity or garden space that standards in Appendix 2 refer to and is not considered to overcome the significant shortfall of outdoor amenity space.
7.6.32
Croxley Common Moor is an allocated Open Space in the Site Allocations Local Development Document (adopted November 2014) and is located to the north of the application site beyond the Ebury Way.  Croxley Common Moor is within short walking distance of the site and there are footpaths where residents could walk, however, the designation of the Open Space as both a Local Nature Reserve and Site of Special Scientific would restrict the use of the Open Space to some degree.
7.6.33
In summary, the proposed developments (APPLICATIONS A, B & C) would fail to provide sufficient amenity space.  Whilst some reduction in standards against policy may be acceptable, the shortfalls would be significant in each case.  Furthermore, in addition to the quantitative shortfall, the usability of the amenity space within APPLICATION C (the only application to include any provision) would be limited and would be to the detriment of the residential amenities of future occupiers and contrary to the adopted standards set out in Appendix 2 of the Development Management Policies LDD (adopted July 2013).  
7.7
Highways Matters

7.7.1
The NPPF recognises that transport policies have an important role to play in facilitating sustainable development.  Paragraph 32 of the NPPF comments that all developments that generate significant amounts of movement should be supported by a Transport Statement or Transport Assessment.  Plans and decisions should take account of whether:

· the opportunities for sustainable transport modes have been taken up depending on the nature and location of the site, to reduce the need for major transport infrastructure;

· safe and suitable access to the site can be achieved for all people; and

improvements can be undertaken within the transport network that cost effectively limit the significant impacts of the development.  
7.7.2
Policy CP1 of the Core Strategy (adopted October 2011) advises that in ensuring all development contributes to the sustainability of the District, it is necessary to take into account the need to reduce the need to travel by locating development in accessible locations and promoting a range of sustainable transport modes.

7.7.3
Policy CP10 (Transport and Travel) of the Core Strategy (adopted October 2011) advises that all development should be designed and located to minimise the impacts of travel by motor vehicle on the District.  In particular, major development will be expected to be located in areas highly accessible by the most sustainable modes of transport, and to all people of abilities in a socially inclusive and safe manner in accordance with the following user hierarchy:

i. Pedestrians, particularly people with restricted mobility

ii. Cyclists and where appropriate horse riders

iii. Public transport

iv. All forms of motor vehicle

7.7.4
Policy CP10 of the Core Strategy (adopted October 2011) advises that Development will need to demonstrate that:


i) It provides a safe and adequate means of access


j) It is appropriate in scale to the existing infrastructure


k) It is integrated with the wider network of transport routes


l) It makes adequate provision for all users


m) It includes where appropriate, provision for public transport either within the scheme or through contributions


n) The impact of the proposal on transport has been fully assessed…


o) The proposal is accompanied by a draft Green Travel Plan

7.7.5
The Highways Authority have reviewed the submitted details and raise no objections to APPLICATIONS A, B or C subject to conditions/S106 Agreements. 

7.7.6
In the case of all 3 applications, further information is required in relation to swept path assessments, service and delivery plans and detailed plans, though this could be secured by conditions on any consents.  Conditions regarding construction traffic management plans, travel plans and travel plan implementation would also be required on all applications.  In relation to APPLICATION C, the Highways Authority has identified additional conditional requirements in relation to construction traffic transport assessment and road safety audits.
7.7.7
The submitted details for each application include Trip Generation information.  The total proposed trip generation profile was compared to the existing trip generation profile to establish the net impact at the site for each proposal.  In relation to APPLICATIONS A and B, the Highways Authority have commented that the Transport Note does not provide a multimodal trip general profile and it is recommended that this is provided to demonstrate the impact that the development (APPLICATIONS A and B) would have on pedestrian, cycle and public transport modes of travel.  In relation to APPLICATION C, the applicant has provided multimodal trip generation profile for method of travel to work based on 2011 Census data.  This shows a demand for public transport and footway access, as such, contributions would be sought to improve connections to/from the site.
7.7.8
In relation to junction assessment, the applicant has not provided any junction assessments for the proposed development (APPLICATIONS A and B) as the changes were deemed not to be severe.  The Highways Authority raises no objection to this approach.
7.7.9
In relation to APPLICATION C, the applicant has provided junction assessments for the access road with Dwight Road and the Tolpits Lane / Dwight Road roundabout.  The results indicate that the junctions will operate within desired thresholds and with minimal queuing and delays for public highway links.  In summary, the junction capacity results indicate that the additional traffic added to the network as a consequence of the proposed development (APPLICATION C) is not likely have a detrimental impact on the operation of the highway network in the vicinity of the proposed development.
7.7.10
The Transport Assessment submitted with APPLICATION C includes detailed collision data for the surrounding road network.  A review of the 5 years of collision data from 1 April 2011 to 31 March 2016 revealed that there were 26 collisions in the vicinity of the site; all were designated as slight collisions.  The Highway Authority have commented that the review of the collision data does not present any safety issues in respect of any of the applications regarding  highway impacts and all collisions appear to have human judgement errors as contributing factors.  As such, it is not considered likely that any of the proposed developments would create or exacerbate any existing highway issues.

7.7.11
In relation to access, it is noted that each of the proposed developments would utilise the existing site access from Dwight Road, with a new access from the site road providing access to a basement car park (APPLICATION C) and surface level parking (APPLICATIONS A and B).  As part of any Reserved Matters applications, it would be necessary to provide dimensions and swept path assessments demonstrating that vehicles can safely enter and depart from the car parking spaces.  Provision for safe pedestrian access to the site would also be required.

7.7.12
Servicing areas for servicing, delivery and collection are referred to in the submitted details.  A Refuse, Servicing and Delivery Plan would be required to ensure that suitable vehicles would be able to access the appropriate bays.  The Highways Authority raise no objection to swept path assessments being submitted at Reserved Matters stage.
7.7.13
The application site is not currently served by any bus services.  The details submitted with APPLICATION C refer to a subsidised bus route and state that the applicant and Arrivia are ‘keen to work together’ and have sought views from HCC regarding their preferred route.  The Design and Access Statements refer to two routes, route 1 connecting the site with Rickmansworth Town and route 2 connecting the site to Watford.  It is noted that this is as per that proposed pursuant to applications 16/2497/FUL, 17/0046/OUT, 17/0015/OUT, 16/2735/OUT and 16/2709/OUT.  In relation to application 16/2497/FUL, HCC (Sustainable Transport and Development Officer) confirmed that their preference would be for route 2 (Watford) and that a S106 Agreement between the applicant and Arrivia could ensure a certain level of service for a certain length of time.  While improvements to public transport would be supported, no S106 Agreement in relation to APPLICATION C has been agreed at this time to secure the necessary provisions.  In the absence of such agreement, the Local Planning Authority would have no mechanism by which to secure the long term provision of a bus route serving the site.
7.7.14
The Business Park is flat and considered walkable by the applicant, however, the Highways Authority notes that whilst there are footways on Dwight Road, there is no footway provision on Tolpits Lane.  

7.7.15
Travel Plans in respect of each of the 3 applications would be required to encourage sustainable transport modes and to limit the reliance on private vehicles.  
7.7.16
Construction Management Plans (CMP) would need to be secured by condition in relation to each of the applications to ensure that construction vehicles will not have a detrimental impact on highway safety and usage in the vicinity of the site. The CMP would need to provide adequate parking for construction vehicles on-site to prevent on-street conflict and adverse impacts to the highway safety.

7.7.17
Whilst their content would vary as per the Highway Authority’s detailed comments (included in full at Appendix 2), Section 106 Agreements would also be required in respect of each of the 3 applications to secure for example, Travel Plan Monitoring and Construction Traffic Management Plan Monitoring.  In the case of APPLICATION C there would also be requirements within a S106 Agreement to secure a Construction and Logistics Plan Planning Obligation and support of the proposed bus service and a contribution towards the provision of a foot and cycle way along the northern verge of Tolpits Lane linking the site with the Moor Park estate and the underground station within it.  
7.7.18
In summary, whilst Hertfordshire County Council as Highway Authority raise no objections to the applications subject to conditions and S106 Agreements, in the absence of Section 106 Agreements to secure the above identified measures the developments would fail to comply with Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011).  
7.8
Parking
7.8.1
The NPPF (paragraph 39) advises that, in setting local parking standards for residential and non-residential development, local planning authorities should take into account:

· The accessibility of the development;
· The type, mix and use of development; 
· The availability of and opportunities for public transport;
· Local car ownership levels; and
· An overall need to reduce the use of high-emission vehicles.
7.8.2
Policy DM13 of the Development Management Policies LDD (adopted July 2013) advises that development should make provision for parking in accordance with the parking standards set out in Appendix 5.  
7.8.3
Appendix 5 sets out the following requirements:


Car Spaces


1 bedroom dwelling – 1.75 spaces per dwelling (1 assigned space)

2 bedroom dwelling – 2 spaces per dwelling (1 assigned space)


Accessible Spaces


1 space for every dwelling built to mobility standards (such as Lifetime Homes)


Motor Cycle Spaces

Approximately 5% of the amount of car parking to be provided on site


Bicycle Spaces

Flats – 1 space per 2 units
7.8.4
The level of parking proposed for each application is set out in the table below:

	
	Car Spaces
	Cycle Spaces
	Motor Bike Space

	Application A
	199 (inc. 6 accessible)
	60
	0

	Application B
	99 (inc. 4 accessible)
	30
	6

	Application C
	1176 (inc. 20 elec car share & 50 accessible)
	660
	60


7.8.5 
The parking requirements for the applications are set out below:

7.8.6
APPLICATION A

Car Spaces


120 studio/1 bed units x 1.75 = 210 car parking spaces (120 assigned).

210 – 199 proposed = shortfall of 11 spaces, however, all assigned spaces provided.

Accessible Spaces

6 accessible spaces are proposed.  In the absence of details regarding the number of dwellings to be built to mobility standards (such as Lifetime Homes), the requirement cannot be determined at this time.

Motor Cycle Spaces

5% of 199 = 10 motor cycle spaces.


No motor cycle spaces are proposed, however, it is acknowledged that the application is in outline with all matters reserved and there is likely to be space to accommodate 10 spaces.


Bicycle Spaces

120 / 2 = 60 cycle parking spaces.

60 cycle spaces are proposed which would comply with standards.
7.8.7
APPLICATION B

Car Spaces


60 studio/1 bed units x 1.75 = 105 car parking spaces (60 assigned).


105 – 99 proposed = shortfall of 6 spaces, however, all assigned spaces provided.


Accessible Spaces

4 accessible spaces are proposed.  In the absence of details regarding the number of dwellings to be built to mobility standards (such as Lifetime Homes), the requirement cannot be determined at this time.


Motor Cycle Spaces

5% of 99 = 5 motor cycle spaces.


6 motor cycle spaces are proposed which would exceed policy requirements.

Bicycle Spaces

60 / 2 = 30 cycle parking spaces.


30 cycle spaces are proposed which would comply with standards.
7.8.8
APPLICATION C

Car Spaces


442 studio/1 bed units x 1.75 = 773.5 car parking spaces (442 assigned).


201 2 bed units x 2 = 402 car parking spaces (201 assigned).


Total: 1,176 car parking spaces (643 assigned).


1,176 spaces proposed in accordance with standards.

Accessible Spaces

50 accessible spaces are proposed.  In the absence of details regarding the number of dwellings to be built to mobility standards (such as Lifetime Homes), the requirement cannot be determined at this time.


Motor Cycle Spaces

5% of 1,176 = 59 motor cycle spaces.


60 motor cycle spaces are proposed which would exceed policy requirements.

Bicycle Spaces

643 / 2 = 322 cycle parking spaces.


660 cycle spaces are proposed which would significantly exceed standards.
7.8.9
A summary of the car parking requirement and proposed provision for each application is set out in the table below:

	
	Requirement
	Proposed
	Difference

	Application A
	210
	199
	-11

	Application B
	105
	99
	-6

	Application C
	1,176
	1,176
	-


7.8.10
The table above demonstrates that a policy compliant level of car parking would be provided in the case of APPLICATION C, with a small shortfall in the case of APPLICATIONS A and B.  Whilst the inaccessibility of the site has been noted, it is not considered that the shortfall of parking provision in the case of either APPLICATION A or B would result in harm justify refusal of planning permission.
7.8.11
In relation to parking for disabled motorists, each application includes some provision and any additional requirement could be taken into consideration at Reserved Matters stage when further details, including the number of dwellings being built to mobility standards, were known.
7.8.12
APPLICATION C includes electric car share spaces.  Section 4 of the NPPF relates to ‘promoting sustainable transport’ and paragraph 30 advises that encouragement should be given to solutions which support reductions in greenhouse gas emissions and reduce congestion.  Measures such as an electric car share scheme would therefore be supported, subject to the appropriate level of detail regarding the operation and maintenance of such schemes.  

7.8.13
A summary of the motorcycle parking requirement and proposed provision for each application is set out in the table below:

	
	Requirement
	Proposed
	Difference

	Application A
	10
	0
	-10

	Application B
	5
	6
	+1

	Application C
	59
	60
	+1


7.8.14
The table above demonstrates that policy compliant provision would be made for APPLICATIONS B and C.  Whilst no spaces are indicated for APPLICATION A, it is considered that this could be provided at Reserved Matters stage.

7.8.15
A summary of the cycle parking requirement and proposed provision for each application is set out in the table below:

	
	Requirement
	Proposed
	Difference

	Application A
	60
	60
	-

	Application B
	30
	30
	-

	Application C
	322
	660
	+338


7.8.16
APPLICATIONS A and B would provide policy compliant cycle parking and the level of provision in APPLICATION C would significantly exceed standards.

7.8.17
It is concluded that the proposed developments in each case would provide sufficient parking (car and bicycle) to meet the standards set out in Appendix 5 of the Development Management Policies LDD (adopted July 2013).  

7.9
Refuse/Re-cycling/Waste
7.9.1
Policy DM10 (Waste Management) of the Development Management Policies LDD (adopted July 2013) advises that the Council will ensure that there is adequate provision for the storage and recycling of waste and that these facilities are fully integrated into design proposals.  New developments will only be supported where:

i) The siting or design of waste/recycling areas would not result in any adverse impact to residential or work place amenity

ii) Waste/recycling areas can be easily accessed (and moved) by occupiers and by local authority/private waste providers


iii) There would be no obstruction of pedestrian, cyclists or driver site lines.

7.9.2
The plans in respect of each of the 3 applications illustrate that consideration has been given to the provision of refuse/recycling storage.  Further details regarding the amount of provision and the design and external appearance of any external facilities could be secured by condition.   

7.9.3
It is noted that the indicative building in APPLICATION C includes a second floor overhang element which would overhang the access road at a minimum height of approximately 5.5 metres above ground level.  The Environmental Protection Services Manager has previously advised that refuse collection vehicles have a maximum height of 3.8 metres and as such the proposed overhang would provide sufficient clearance.

7.9.4
HCC Minerals and Waste Policy Team note that the site is located within Employment Land Area of Search (ELAS) 212 as designated within the Waste Site Allocations Document (adopted July 2014).  Whilst they raise no objection, they refer to Government policy that seeks to ensure that all planning authorities take responsibility for waste management.  This is reflected in the county council’s adopted waste planning documents.  In particular, the waste planning documents seek to promote the sustainable management of waste in the county and encourage districts and boroughs to have regard to the potential for minimising waste generated by development.  This includes encouraging re-use of unavoidable waste where possible and the use of recycled materials where appropriate to the construction.  

7.9.5
Waste Policy 12 (Sustainable Design, Construction and Demolition) of the Waste Site Allocations Document (adopted July 2014) requires all relevant construction projects to be supported by a Site Waste Management Plan (SWMP) which should aim to reduce the amount of waste produced on site and should contain information including types of waste removed from the site and where that waste is being taken to.

7.9.6
The requirement for appropriate SWMP would be a conditional requirement of any grants of consent.
7.10
Wildlife & Biodiversity

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.  The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions. 

7.10.2
The NPPF (paragraph 109) advises that the planning system should contribute to and enhance the natural and local environment by:

“Minimising impacts on biodiversity and providing net gains in biodiversity where possible, contributing to the Government’s commitment to halt the overall decline in biodiversity, including by establishing coherent ecological networks that are more resilient to current and future pressures”.

7.10.3
When determining planning applications, the NPPF (paragraph 118) advises that Local Planning Authorities should aim to conserve and enhance biodiversity by applying principles which include:

· If significant harm resulting from a development cannot be avoided, adequately mitigated, or, as a last resort, compensated for, then planning permission should be refused.

· Opportunities to incorporate biodiversity in and around developments should be encouraged.

7.10.4
National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where biodiversity may be affected prior to the determination of a planning application.  This is in line with Policy CP9 (Green Infrastructure) of the Core Strategy (adopted October 2011) which sets out the Council’s priorities for green infrastructure, which includes conserving and enhancing key biodiversity habitats and species.

7.10.5
Policy DM6 of the Development Management Policies LDD (adopted July 2013) requires that development conserves, enhances, and where appropriate, restores biodiversity.

7.10.6
The Biodiversity Checklists submitted with the applications identify the need for further surveys and as such the applications have all been accompanied by further surveys.
7.10.7
Croxley Common Moor, which is a Site of Special Scientific Interest (SSSI), Local Natural Reserve (LNR), and Commonland, lies just over 100 metres to the north of the site.  Croxley Common Moor is the only known location in the UK for the Slate Sober moth.  There is also a non-statutory Local Wildlife Site 40 metres to the south - Hamper Mill Lakes (reference: 89/004).  These sites have been recognised for their habitats and species interest. 

7.10.8
Natural England has not commented in relation to the current applications, however, it is noted that they raised no objection to previous application 16/2497/FUL subject to conditions to ensure that there were no impacts upon Croxley Common Moor SSSI or its non-notified species of significant concern, the Slate Sober moth.

7.10.9
It is concluded against this background that in order to ensure an appropriate lighting design that is appropriate to the location and that does not impact negatively on biodiversity; a condition should be included on any grant of consent for any of the 3 applications requiring a detailed lighting plan to be submitted.  

7.10.10
It is also concluded in relation to APPLICATION C, that given the scale of development and the proximity of Croxley Common Moor SSSI to the application site, that intrusive site investigations would be required prior to construction of any of the proposed development  to enable  a conceptual understanding of ground and surface water interactions and hydro-ecological requirements for the designated features at Croxley Common Moor SSSI and associated ground and surface water catchments; provision of information on ground and surface water levels pre construction; details of dewatering during construction including timings and volumes of water to be abstracted and modelling information to show potential lowering of groundwater during and post dewatering at Croxley Common Moor SSSI. These are matters that can be addressed by planning condition
7.10.11
Each of the 3 applications may provide opportunities to incorporate features into the design which are beneficial to wildlife, such as the incorporation of roosting opportunities for bats or the installation of bird nest boxes as set out in the submitted Ecology reports.  The Local Planning Authority would seek to secure such necessary measures by condition on any grant of consent. 

7.10.12
Whilst the concerns of the Biodiversity Projects Officer are noted, subject to appropriate conditions it is not considered that any of the 3 proposed developments would result in demonstrable harm to the SSSI, LNR or protected species and the proposals would therefore be acceptable in this regard in accordance with Policy CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
7.11
Amenity & Children’s Play Space Provision in New Residential Development

7.11.1
Policy DM11 of the Development Management Policies LDD (adopted July 2013) relates to ‘Open Space, Sport and Recreation Facilities and Children’s Play Space’.  The policy advises that in order to ensure that new residential developments do not exacerbate deficiencies in open space and children’s play space, new residential development will be expected to provide for amenity and children’s play space:

“Developments of 25 or more dwellings or 0.6ha (whichever is greater) should make provision on site for open space and play space.  10% of the site area should be set aside as open space, and where the development is likely to be occupied by families with children 2% of the site area should provide formal equipped play facilities”.

7.11.2
The site areas and requirements in relation to 10% open space and 2% formal equipped play space are set out in the table below.  These requirements are in addition to the requirements for private amenity space considered at 7.6 above.

	Application
	Site Area
	10%
	2%

	A
	1.07 hectares
	1,070m²
	214m²

	B
	0.44 hectares
	440m²
	88m²

	C
	1.36 hectares
	1,360m²
	272m²


7.11.3
As set out in the amenity section above, no amenity space, open space or play space is proposed in APPLICATIONS A or B.  In relation to APPLICATION C some private amenity space would be provided on balconies, with communal amenity/open space in the form of a roof garden and at ground level between the main projecting wings.  A total of 4,156.59 square metres would be provided at roof and ground level, whilst this would meet the 10% and 2% figures in terms of open space/equipped play space and further details of provision could be required by condition, as discussed previously in this analysis there would be a significant shortfall of amenity space against standards, and in the case of APPLICATIONS A and B no amenity or open space would be provided. 
7.12
Trees & Landscape

7.12.1
Paragraph 109 of the NPPF advises that the planning system should contribute to and enhance the natural and local environment by protecting and enhancing valued landscapes.

7.12.2
In ensuring that all development contributes to the sustainability of the District, Policy CP12 of the Core Strategy (adopted October 2011) advises that development proposals should:


i) Ensure that development is adequately landscaped and is designed to retain, enhance or improve important existing natural features; landscaping should reflect the surrounding landscape of the area and where appropriate integrate with adjoining networks of green open spaces.

7.12.3
Policy DM6 (Biodiversity, Trees, Woodlands, Watercourses and Landscaping) of the Development Management Policies LDD (adopted July 2013) advises that development proposals for new development should be submitted with landscaping proposals which seek to retain trees and other landscape and nature conservation features.  Landscaping proposals should also include new trees to enhance the landscape of the site and its surroundings as appropriate.
7.12.4
It is noted that landscaping is a reserved matter in the case of each application, however, illustrative details have been provided.  Whilst the Landscape Officer has raised some concerns, it is noted that these relate to impact on the LNR and SSSI.  The Council’s Landscape Officer has previously commented that there are no arboricultural constraints for the site.  It is noted that there are some early mature trees (including London Plane and Pine Trees) which are part of the original planting scheme for the Business Park that have established well within the vicinity.  It would be beneficial as regards the maintenance of trees and landscaping for these existing amenity features to be incorporated into the proposed development in each of the 3 proposed schemes as they would make an instant impact and would contribute to any future landscaping.

7.12.5
With regards to landscaping, it is noted that the roof garden (APPLICATION C) would be exposed and as such appropriate plants would be required to be used and measures implemented to limit exposure.  Further details would be required by condition.

7.12.6
A number of conditions are likely to be included on any grant of consent in respect of any of the 3 applications including landscaping details; landscape management plan details; and tree protection details.

7.13
Flood Risk / Drainage / Contamination / Pollution

7.13.1
The NPPF at paragraph 94 states:


“Local Planning Authorities should adopt proactive strategies to mitigate and adapt to climate change, taking full account of flood risk, costal change and water supply and demand considerations”.

7.13.2
Paragraph 100 states:


“Inappropriate development in areas at risk of flooding should be avoided by directing development away from areas at highest risk, but where development is necessary, making it safe without increasing flood risk elsewhere…”

7.13.3
Paragraph 103 continues:


“When determining planning applications, local planning authorities should ensure flood risk is not increased elsewhere and only consider development appropriate in areas at risk of flooding where, informed by a site specific flood risk assessment following the sequential test, and if required the exception test, it can be demonstrated that;


- within the site, the most vulnerable development is located in areas of lowest flood risk unless there are overriding reasons to prefer a different location; and

- development is appropriately flood resilient and resistant, including safe access and escape routes where required, and that any residual risk can be safely managed, including by emergency planning; and its gives priority to the use of sustainable drainage systems”.

7.13.4
Paragraph 109 of the NPPF advises that the planning system should contribute to and enhance the natural and local environment by remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land, where appropriate.
7.13.5
Policy CP1 of the Core Strategy (adopted October 2011) recognises that taking into account the need to (b) avoid development in areas at risk of flooding will contribute towards the sustainability of the District.  In certain circumstances, and provided effective mitigation measures are in place, development may be acceptable in such areas.  Policy CP1 of the Core Strategy (adopted October 2011) also advises that in order to contribute towards the sustainability of the District, development proposals should manage and reduce risk of and from pollution in relation to quality of land, air and water dealing with land contamination.  
7.13.6
Policy CP12 of the Core Strategy (adopted October 2011) also acknowledges that the Council will expect development proposals to build resilience into a site’s design taking into account climate change, for example flood resistant design.

7.13.7
Policy DM8 (Flood Risk and Water Resources) of the Development Management Policies LDD (adopted July 2013) advises that development will only be permitted where it would not be subject to unacceptable risk of flooding and would not unacceptably exacerbate the risks of flooding elsewhere and that the Council will support development where the quantity and quality of surface and groundwater are protected and where there is adequate and sustainable means of water supply.

7.13.8
Policy DM9 (Contamination and Pollution Control) of the Development Management Policies LDD (adopted July 2013) requires development to include Sustainable Drainage Systems (SuDs).  Policy DM9 also advises that the Council will refuse planning permission for development which would or could give rise to polluting emissions to land, air and/or water.

7.13.9
No comments have been received from the Environment Agency in relation to the current applications, however, it is acknowledged that they raised no objection subject to conditions to previous application 15/1935/FUL.  A Preliminary Risk Assessment (PRA) was considered necessary in respect of that application and the same should be provided in respect of each of the 3 applications identifying all previous uses of the site; potential contaminants associated with those uses; a conceptual model of the site indicating sources, pathways and receptors; and potentially unacceptable risks arising from contamination at the site.  This is necessary as the site is located within Source Protection Zone (SPZ) 1 for public water supplies.  A site investigation scheme based on the PRA, an options appraisal and remediation strategy and verification plan would also be required in respect of each of the 3 applications.
7.13.10
A Verification Report demonstrating completion of the works set out in the approved remediation strategy and the effectiveness of the remediation was also considered necessary in respect of each of the 3 applications and should include results of sampling and monitoring carried out in accordance with the approved verification plan to demonstrate that the site remediation criteria have been met. It should also include a plan for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action, as identified in the verification plan. 

7.13.11
Further details would be required by condition for any piling or other foundation designs using penetrative measures with respect to the proposed development in any of the 3 applications.  This would include details of any ground source heating/cooling and geo-thermal systems using penetrative methods (referred to specifically with APPLICATION C).  This would be necessary as some piling techniques can facilitate pathways for contaminants to migrate to ground water.

7.13.12
A long-term monitoring and maintenance plan in respect of contamination including a timetable of monitoring and submission of reports to the Local Planning Authority would also be required by condition on any planning consent.


Sustainable Urban Drainage Systems (SuDS):

7.13.13
Herts County Council as Lead Local Flood Authority (HCC LLFA) are responsible for assessing surface water flood risk.  Having reviewed the submitted details relating to APPLICATION B they raise no objection on flood risk grounds and consider that the proposed development can be adequately drained and mitigated if carried out in accordance with the overall drainage strategy.  Whilst it is noted that they have not provided specific comments for APPLICATIONS A or C, they have provided comments for previous applications of comparable scale and raised no objection at that time subject to conditions.  As such their comments regarding APPLICATION B are considered applicable to all 3 applications.
7.3.14
HCC note that the final detail has not been provided at this stage and would therefore require a detailed surface water drainage scheme to be submitted (for each application), this would be secured via condition on any grant of consent.  Subject to appropriate conditions, no objection is raised to the proposed sustainable urban drainage system (SuDS) and the 3 applications would be acceptable in this regard 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).

7.14
Sustainability

7.14.1
The National Planning Policy Framework, at Paragraph 6. states that “The purpose of the planning system is to contribute to the achievement of sustainable development. The policies in paragraphs 18 to 219, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system.”

7.14.2
Paragraph 7 continues…”There are three dimensions to sustainable development: economic, social and environmental. These dimensions give rise to the need for the planning system to perform a number of roles:

· an economic role – contributing to building a strong, responsive and competitive economy, by ensuring that sufficient land of the right type is available in the right places and at the right time to support growth and innovation; and by identifying and coordinating development requirements, including the provision of infrastructure;

· a social role – supporting strong, vibrant and healthy communities, by providing the supply of housing required to meet the needs of present and future generations; and by creating a high quality built environment, with accessible local services that reflect the community’s needs and support its health, social and cultural well-being; and

· an environmental role – contributing to protecting and enhancing our natural, built and historic environment; and, as part of this, helping to improve biodiversity, use natural resources prudently, minimise waste and pollution, and mitigate and adapt to climate change including moving to a low carbon economy.

7.14.3
It is necessary to consider whether the application proposals constitute sustainable development, in the context of the NPPF’s advice.


Economic Role:

7.14.4
The application site forms part of the Tolpits Lane Employment Site Allocation as allocated by the Site Allocations Local Development Document which was adopted in November 2014.  Policy SA2 of the Site Allocations LDD (adopted November 2014) states that;


“Allocated employment sites will be safeguarded for business, industrial and storage or distribution uses.  


Sites allocated as having potential for mixed use development may provide for mixed use development including, but not limited to business, industrial and storage or distribution; residential or community uses”.


The site is not allocated for residential development.

7.14.5
Policy CP6 (Employment and Economic Development) of the Core Strategy (adopted October 2011) seeks to support the sustainable growth of the Three Rivers economy by (for example);


“(j) Continuing to focus employment use within the key employment areas within the District”.

7.14.6
Tolpits Lane is listed within Policy CP6 as one of the key employment areas that the policy seeks to safeguard.  In addition, and in recognition of the need to protect employment sites, the Council made a non-immediate Article 4 Direction on 5 August 2016 which removes permitted development rights for changes of use from office or light industrial to residential use within the Tolpits Lane employment area.  The direction was confirmed on 13 October 2016 and came into effect on 5 August 2017 (in the case of B1 office to C3 residential) and will come into effect on 30 September 2017 (in the case of B1 light industrial to C3 residential).  The Council considers the Article 4(1) Direction to be necessary to protect the use of this important location for employment within the District and to secure the viability of businesses within the employment area.

7.14.7
The details submitted for all 3 applications indicate that the proposed developments would all result in a net loss of Class B1 (office) floor space (refer to table at 7.2.9 above) as each application is wholly residential in natures.  The applications are therefore each contrary to Policy SA2 of the Site Allocations LDD (adopted November 2014) and Policy CP6 of the Core Strategy (adopted October 2011).
7.14.8
As set out at section 7.6 (amenity) above, concerns are raised regarding the impact of the proposed development (APPLICATION C) on neighbouring business and commercial units and in this regard APPLICATION C would further fail to comply with Policy CP6 (employment and economic development) of the Core Strategy (adopted October 2011) which advises that the Council will support development that sustains parts of the District as attractive areas for businesses to locate.

7.14.9
Whilst it is acknowledged that there may be some economic benefits generated by each of the 3 applications, for example, as a result of employment during construction and the provision of additional housing stock, these are not so significant as to overcome the identified objections to the proposed developments outlined above to justify approval of any of the 3 applications.


Social Role:

7.14.10
APPLICATIONS A and C would provide affordable housing in accordance with the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and SPD: Affordable Housing (approved June 2011).  Whilst the housing mix does not accord with policy, it is acknowledged that the applications are in outline at this stage and that further details could be secured at Reserved Matters. 

7.14.11
All applications fail to provide sufficient amenity space for future residents contrary to policy and to the detriment of the residential amenities of future residential occupiers of all schemes.  By reason of the excessive scale, height and indicative design incorporating extensive glazing and balconies and relationship with surrounding development, APPLICATION C would result in unacceptable levels of overlooking of a number of the residential units and would create a sense of unacceptable overbearing and enclosure that would be experienced by a number of the residential units to the detriment of the residential amenities of future residential occupiers this scheme.
7.14.12
Concerns are also raised in respect of each of the 3 applications regarding the inaccessibility of the application site in terms of proximity and accessibility to existing public transport links, shops and services.   

7.14.13
As such, notwithstanding the provision of affordable housing within APPLICATIONS A and C, each of the 3 proposed developments is not considered to be socially sustainable.

Environmental Role:

7.14.14
Paragraph 93 of the NPPF states that:


“Planning plays a key role in helping to shape places to secure radical reductions in greenhouse gas emissions, minimising vulnerability and providing resilience to the impacts of climate change, and supporting the delivery of renewable and low carbon energy and associated infrastructure”.

7.14.15
Policy CP1 of the Core Strategy (adopted October 2011) stipulates that all applications for new residential development of one unit and above must be submitted with a ‘CPLAN Energy and Sustainability Statement’ demonstrating the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals, and the carbon emissions.  Following the withdrawal of ‘CPLAN’, from the 21 March 2016 the requirement has been to submit an Energy Statement to demonstrate that development will achieve a 5% saving over the 2013 Building Regulations in accordance with the attached guidance instead of CPLAN.


7.14.16
Policy DM4 (Carbon Dioxide Emissions and On-Site Renewable Energy) of the Development Management Policies LDD (adopted July 2013) stipulates that from 2013, applicants will be required to demonstrate that development will produce 5% less carbon emissions than Building regulations Part L requirements (2013) having regard to feasibility and viability.  This may be achieved through a combination of energy efficiency measures, incorporation of on-site low carbon and renewable technologies, connection to a local, decentralised, renewable or low carbon energy supply.  The policy states that from 2016, applicants will be required to demonstrate that new residential development will be zero carbon. However, the Government has announced that it is not pursuing zero carbon and the standard remains that development should produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability.
7.14.17
The submitted details in respect of each of the 3 applications demonstrate that the development proposals would exceed these requirements and therefore meet the requirements of Policy DM4 of the Development Management Policies LDD (adopted July 2013) in this regard.

7.14.18
The submitted Design and Access Statements with each of the 3 applications provide details of the measures proposed to ensure that the buildings would be an EPC A+ building (total energy neutral).  

7.14.19
The credentials of the proposed developments in terms of energy efficiency and renewable energy are commendable, however, the NPPF is clear that there are three dimensions to sustainable development, and as such the advanced energy efficiency credentials in themselves may not amount to a sustainable development in the context of the NPPF’s advice.
7.14.20
Paragraph 17 of the NPPF sets out the Core Planning Principles which include;


“Actively manage patterns of growth to make the fullest possible use of public transport, walking and cycling, and focus significant development in locations which are or can be made sustainable”.

7.14.21
The proposed application site is not located within an existing sustainable location for residential development and it has not been demonstrated that the location could be made sustainable for such use.  The proposed location for housing common to all 3 applications is considered to be contrary to the principles set out in the Spatial Strategy and contrary to the objectives set out in the Spatial Strategy’s Place Shaping Policies (PSP1, PSP2 and PSP3) and Policy CP1 (Overarching Policy on Sustainable Development) of the Core Strategy (adopted October 2011) and the NPPF.

7.14.22
APPLICATION C also proposes an electric car and bike share scheme.  Whilst it is acknowledged that these proposed measures would contribute towards reducing greenhouse gas emissions, they would account for only a small element of the proposed parking provision within this scheme.  Given the inaccessibility of the site it is likely that the residential use of the site in any of the 3 schemes would be heavily reliant on use of the private car.  
7.14.23
None of the 3 applications have therefore adequately demonstrated that they are environmentally sustainable as required by the National Planning Policy Framework and would be contrary to Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6 and DM8 of the Development Management Policies LDD (adopted July 2013).


Summary:

7.14.24
There is increasing pressure on Local Authorities to ensure that development is sustainable.  The 3 applications each propose a number of renewable and energy efficiency measures which are viewed positively including the advanced energy efficiency credentials of the proposed built developments. 
7.14.25
However the common application site is not located within an existing sustainable location and it has not been demonstrated that the location could be made sustainable as a location for the housing development proposed  
7.14.26
Paragraphs 6-9 of the NPPF are clear that ‘sustainability’ should not be interpreted narrowly. Sustainable development also includes ‘seeking positive improvements in the quality of the built environment as well as in people’s quality of life’. On this wider basis, as set out above, it is not considered that any of the 3 proposed developments would amount to sustainable development for the purposes of the NPPF.
7.15
Planning Obligations & CIL

7.15.1
Paragraph 203 of the NPPF states that:


“Local Planning Authorities should consider whether otherwise unacceptable development could be made acceptable through the use of conditions or planning obligations.  Planning Obligations should only be used where it is not possible to address unacceptable impacts through a planning condition”. 

7.15.2
Policy CP8 (Infrastructure and Planning Obligations) of the Core Strategy (adopted October 2011) advises that: 


“Development proposals will provide, or make adequate contributions towards, infrastructure and services to:


a) Make a positive contributions to safeguarding or creating sustainable, linked communities


b) Offset the loss of any infrastructure through compensatory provision


c) Meet ongoing maintenance costs where appropriate”.

7.15.3
The Community Infrastructure Levy (CIL) is a planning charge, introduced by the Planning Act 2008 as a tool for local authorities in England and Wales to help deliver infrastructure to support the development of their area. It came into effect In Three Rivers on 1 April 2015 following the adoption by the Council of the CIL Charging Schedule in February 2015.  However, the application site is located within Area C where the CIL charge is nil.  As such no CIL contribution would be required in relation to the proposed development.
7.15.4
If required, fire hydrant provision would be secured via Section 106 Agreement.
7.15.5
A S106 Agreement would be required in the case of each of the 3 applications to secure for example, Travel Plan Monitoring and Construction Traffic Management Plan Monitoring.  In the case of APPLICATION C there would also be requirements within a S106 Agreement to secure a Construction and Logistics Plan Planning Obligation and support of the proposed bus service and a contribution towards the provision of a foot and cycle way along the northern verge of Tolpits Lane linking the site with the Moor Park estate and the underground station within it.  
7.15.6
A S106 Agreement would also be required to secure the maintenance of open space and play space to be provided in respect of each of the 3 schemes.

7.15.7
No S106 Agreement in respect of any of the 3 applications has been agreed at this time.  In the absence of a S106 Agreement to secure these provisions, all or any of the proposed developments would fail to comply with Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011) and Policy DM11 of the Development Management Policies LDD (adopted July 2013).

7.16
Other Matters
7.16.1
Screening is the process of deciding which projects will require an Environmental Impact Assessment (EIA).  It is noted that no request for a Screening Opinion has been made at this time.

7.17
Conclusion

7.17.1
The applications have been considered on their individual merits, although as set out in the analysis above there are a number of common issues.
8.
Recommendation
8.1
That PLANNING PERMISSION 17/1013/OUT (APPLICATION A) BE REFUSED for the following reason(s):


Reasons for Refusal:–


R1
The application site is within an allocated Employment Area and the proposal would result in a net loss of Class B1 (office) floor space.  The site would be an unsustainable location for housing and the development would undermine the Spatial Strategy for the district.  The proposal would therefore be contrary to Policies CP1 and CP6 of the Core Strategy (adopted October 2011) and Policy SA2 of the Site Allocations LDD (adopted November 2014). 

R2
The site is remotely located with regard to services and access and is not within an existing sustainable location and it has not been demonstrated that the location could be made sustainable.  The NPPF seeks to ensure that patterns of growth make the fullest possible use of public transport and that developments that generate significant movement are located where the use of sustainable transport modes can be maximised.  The proposal is contrary to these strategic aims which seek to achieve a sustainable pattern of development and would undermine the Spatial Strategy of the Core Strategy.  The development would accordingly fail to comply with Policies CP1, CP2, CP10 and CP12 of the Core Strategy (adopted October 2011) and the NPPF.


R3
The proposed development would fail to provide sufficient and usable amenity space to the detriment of the residential amenities of future residential occupiers.  This is contrary to Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Policies DM1 and DM11 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and the NPPF.

R4
The proposal would generate a requirement for a Travel Plan and Construction Management Plan, and these would require monitoring to ensure effectiveness.  In the absence of a signed agreement to provide for this monitoring under the provisions of Section 106 of Town and Country Planning Act 1990, it has not been demonstrated that the development would not adversely affect the highway.  The proposal would also result in a requirement for fire hydrant provision.  The application therefore fails to meet the requirements of Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011).


Informative:

I1
 ASK   \* MERGEFORMAT In line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015, the Local Planning Authority has considered, in a positive and proactive manner, whether the planning objections to this proposal could be satisfactorily resolved within the statutory period for determining the application. Whilst the applicant and the Local Planning Authority have engaged in pre-application discussions regarding the development of the site and further information has been submitted through the course of the application, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.

8.2
That PLANNING PERMISSION 17/1015/OUT (APPLICATION B) BE REFUSED for the following reason(s):


Reasons for Refusal:–


R1
The application site is within an allocated Employment Area and the proposal would result in a net loss of Class B1 (office) floor space.  The site would be an unsustainable location for housing and the development would undermine the Spatial Strategy for the district.  The proposal would therefore be contrary to Policies CP1 and CP6 of the Core Strategy (adopted October 2011) and Policy SA2 of the Site Allocations LDD (adopted November 2014).

R2
The site is remotely located with regard to services and access and is not within an existing sustainable location and it has not been demonstrated that the location could be made sustainable.  The NPPF seeks to ensure that patterns of growth make the fullest possible use of public transport and that developments that generate significant movement are located where the use of sustainable transport modes can be maximised.  The proposal is contrary to these strategic aims which seek to achieve a sustainable pattern of development and would undermine the Spatial Strategy of the Core Strategy.  The development would accordingly fail to comply with Policies CP1, CP2, CP10 and CP12 of the Core Strategy (adopted October 2011) and the NPPF.


R3
The proposed development would fail to provide sufficient and usable amenity space to the detriment of the residential amenities of future residential occupiers.  This is contrary to Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Policies DM1 and DM11 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and the NPPF.

R4
The proposed development fails to meet the requirements of Policy CP4 of the Core Strategy (adopted October 2011) and SPD: Affordable Housing (approved June 2011) in that the scheme would not provide policy compliant affordable housing and the level of provision proposed has not been adequately justified on the basis of viability evidence.  The proposed housing mix would also fail to meet the requirements of Policy CP3 of the Core Strategy (adopted October 2011) and no evidence or justification has been provided to support the proposed housing mix.

R5
The proposal would generate a requirement for a Travel Plan and Construction Management Plan, and these would require monitoring to ensure effectiveness.  In the absence of a signed agreement to provide for this monitoring under the provisions of Section 106 of Town and Country Planning Act 1990, it has not been demonstrated that the development would not adversely affect the highway.  The proposal would also result in a requirement for fire hydrant provision.  The application therefore fails to meet the requirements of Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011).




Informative:

I1
 ASK   \* MERGEFORMAT In line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015, the Local Planning Authority has considered, in a positive and proactive manner, whether the planning objections to this proposal could be satisfactorily resolved within the statutory period for determining the application. Whilst the applicant and the Local Planning Authority have engaged in pre-application discussions regarding the development of the site and further information has been submitted through the course of the application, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.

8.3
That PLANNING PERMISSION 17/1179/OUT (APPLICATION C) BE REFUSED for the following reason(s):


Reasons for Refusal:–


R1
The application site is within an allocated Employment Area and the proposal would result in a net loss of Class B1 (office) floor space.  The site would be an unsustainable location for housing and the development would undermine the Spatial Strategy for the district.  The proposal would therefore be contrary to Policies CP1 and CP6 of the Core Strategy (adopted October 2011) and Policy SA2 of the Site Allocations LDD (adopted November 2014).

R2
The site is remotely located with regard to services and access and is not within an existing sustainable location and it has not been demonstrated that the location could be made sustainable.  The NPPF seeks to ensure that patterns of growth make the fullest possible use of public transport and that developments that generate significant movement are located where the use of sustainable transport modes can be maximised.  The proposal is contrary to these strategic aims which seek to achieve a sustainable pattern of development and would undermine the Spatial Strategy of the Core Strategy.  The development would accordingly fail to comply with Policies CP1, CP2, CP10 and CP12 of the Core Strategy (adopted October 2011) and the NPPF.


R3
The proposed development, by reason of its excessive height, width, scale, bulk and building-to-plot ratio which would not allow adequate provision for amenity space, would be cramped, excessively dominant in the street scene and surrounding locality and would have an adverse impact on the landscape.  It would represent overdevelopment of the site on these grounds, to the detriment of the visual amenities, appearance and character of the street scene and the area as a whole.  This is contrary to Policies CP1, CP3 and CP12 of the Core Strategy (adopted October 2011), Policies DM1 and DM7 and Appendix 2 of the Development Management Policies (adopted July 2013) and the NPPF.

R4
The proposed development, by reason of its excessive scale, bulk, height and close proximity to existing buildings, would result in an overbearing and overdominant form of development and overlooking to the detriment of the visual and residential amenities of neighbouring occupiers at The Dell, Glendale and The Oaks, contrary to 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).

R5
The proposed development, by reason of its excessive scale, height and indicative design (including layout/arrangement of flats) incorporating extensive glazing and balconies and relationship with existing development, would result in unacceptable levels of overlooking of a number of the proposed residential units and would create an overbearing sense of enclosure that would be experienced by a number of the residential units to the detriment of the residential amenities of future residential occupiers.  The proposed development would also fail to provide sufficient and usable amenity space.  This is contrary to Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Policies DM1 and DM11 and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and the NPPF.

R6
The proposal would generate a requirement for a Travel Plan and Construction Management Plan, and these would require monitoring to ensure effectiveness.  The proposal would also generate a requirement for a Sustainable Transport Contribution.  In the absence of a signed agreement to provide for this monitoring/contribution under the provisions of Section 106 of Town and Country Planning Act 1990, it has not been demonstrated that the development would not adversely affect the highway.  The proposal would also result in a requirement for fire hydrant provision.  The application therefore fails to meet the requirements of Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011).


Informative:

I1
 ASK   \* MERGEFORMAT In line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015, the Local Planning Authority has considered, in a positive and proactive manner, whether the planning objections to this proposal could be satisfactorily resolved within the statutory period for determining the application. Whilst the applicant and the Local Planning Authority have engaged in pre-application discussions regarding the development of the site and further information has been submitted through the course of the application, the proposed development fails to comply with the requirements of the Development Plan and does not maintain/improve the economic, social and environmental conditions of the District.
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APPENDIX 2 – CONSULTEE COMMENTS
Biodiversity Projects Officer 

APPLICATION A (17/1013/OUT) [Concerns raised]
The Development Plan and the Development Management Policies Local Development Document for Three Rivers District Council contain a number of policies which are relevant to wildlife and biodiversity and its conservation and enhancement and are, therefore, relevant to this application.  In general the policies aim to minimise the impacts of development on the environment whilst striving to conserve and enhance the species and habitats present and having regard to the local context of the area - see the appendices for more policy detail.

Croxley Common Moor has been designated as Site of Special Scientific Interest (SSSI) and a Local Nature Reserve (LNR) which reflects the high value it has to both wildlife and people.  SSSIs are designated by Natural England and represent the country’s very best wildlife whilst the LNR designation is made by the Local Authority due to the value of the site to wildlife, education and public enjoyment.

The northern boundary of the proposed development is only around 85m away from the southern boundary of Croxley Common Moor SSSI and LNR.

The Design and Access Statement states that occupants of the proposed development would not use Croxley Common Moor SSSI and LNR as an access route to a tube station showing that they expect people to walk/cycle, for example, 1.8 miles (their measurement) to Croxley Tube Station.  However, the route to Croxley Tube Station directly across Croxley Common Moor SSSI and LNR is less than 1 mile.  It is not realistic to say that people will not use this route.  Furthermore Croxley Tube Station, is by foot, the closest station as the Design and Access Statement gives the following walking/cycling distances to tube stations:

Watford Station:

1.8 miles

Cassiobridge Station:

1.2 miles

Moor Park Station:

1.9 miles

Vicarage Road Station:
1.6 miles

Rickmansworth Station:
2.5 miles

As such it is not unreasonable to assume that people will choose to use Croxley Common Moor SSSI and LNR and the shortest route to the station.

There is no lighting design for the proposed development.  Lighting is of concern due to the wildlife value of Croxley Common Moor SSSI and LNR.  In particular there is potential for these residential buildings to be emitting light for many hours after dark.  The development faces Croxley Common Moor SSSI and LNR and although it is separated from the site by a building and Dwight Road light has the potential to reach Croxley Common Moor which is only around 85m away from the northern boundary of the proposed development.  This could be detrimental to a number of nocturnal species such as moths, bats, owls and badgers which will be active within the vicinity of the proposed development.  Of particular concern is the potential impact on the Slate Sober Moth - Croxley Common Moor SSSI and LNR is the ONLY location for the Slate Sober Moth in the UK.  The Slate Sober Moth is a Section 41 Species of Principal Importance as designated under Section 40 of the Natural Environment Rural Communities (NERC) Act 2006.  Section 40 of the NERC Act 2006 states that every public authority must, in executing its functions, have regard, as far as is consistent with the proper exercise of those functions, to the purpose of conserving biodiversity.  This one remaining UK population of the Slate Sober Moth on Croxley Common Moor SSSI and LNR is now perilously close to extinction and any form of lighting could be highly detrimental to the conservation of this night flying insect.  The moths Scythris potentillella and Coleophora genistae can also be found on Croxley Common Moor SSSI and LNR and are both rare species.  The former is classed as Nationally Rare as it occurs in less than 15 hectads (10km squares) in the UK.  The latter species is a Nationally Scarce species that occurs in 15 – 100 hectads in the UK, with Croxley Common Moor SSSI and LNR being the only site in Hertfordshire that it has been found.  As such any light spill would be harmful to these rare nocturnal invertebrates.

Although light does already reach Croxley Common Moor from existing buildings the proposed development is due to have five storeys rather than the existing three storeys.  There is an accompanying increase in the number of windows which would mean that light spill from the proposed development could further impact on Croxley Common Moor SSSI and LNR.  Also the fenced area on Croxley Common Moor is where the Slate Sober Moth is currently known to exist.  It is quite possible that the moth is in other areas of Croxley Common Moor which have yet to be fully surveyed.

I appreciate that this is an outline planning application but without a lighting design it is not possible to comment further on this aspect.

It is likely that the proposed development will have a negative visual impact on Croxley Common Moor due to the sensitive nature of the site.  Croxley Common Moor is a culturally valued and historic site composed of semi-natural habitats of high wildlife and recreational significance which is greatly valued by its users.

The Preliminary Ecological Appraisal states that three of the potential ecological impacts are:

· Increased recreational pressure on Croxley Common Moor SSSI/LNR

· Changes in the hydrological regime associated with Croxley Common as a result of excavations works at the site

· Small scale losses of common and widespread habitats typical of the amenity setting

None of these potential impacts would be satisfactory for the reasons stated above.

In general the addition of 120 residential units in such close proximity to Croxley Common Moor SSSI and LNR will be increased use of the site, whether this be for commuting use or recreational purposes.  Croxley Common Moor SSSI and LNR is already a popular site for a number of recreational uses such as dog walking, walking, jogging and family outings.  There are no surfaced footpaths and if the proposed development were to go ahead then the consequences to this sensitive site would be an increase in the trampling of vegetation - it is the rare assemblages of plant species that can be found at the site which are the very reason as to why the Moor was designated as a SSSI.

APPLICATION B (17/1015/OUT) [Concerns raised]
The Development Plan and the Development Management Policies Local Development Document for Three Rivers District Council contain a number of policies which are relevant to wildlife and biodiversity and its conservation and enhancement and are, therefore, relevant to this application.  In general the policies aim to minimise the impacts of development on the environment whilst striving to conserve and enhance the species and habitats present and having regard to the local context of the area - see the appendices for more policy detail.

Croxley Common Moor has been designated as Site of Special Scientific Interest (SSSI) and a Local Nature Reserve (LNR) which reflects the high value it has to both wildlife and people.  SSSIs are designated by Natural England and represent the country’s very best wildlife whilst the LNR designation is made by the Local Authority due to the value of the site to wildlife, education and public enjoyment.

The northern boundary of the proposed development is only around 80m away from the southern boundary of Croxley Common Moor SSSI and LNR.

The Design and Access Statement states that occupants of the proposed development would not use Croxley Common Moor SSSI and LNR as an access route to a tube station showing that they expect people to walk/cycle, for example, 1.8 miles (their measurement) to Croxley Tube Station.  However, the route to Croxley Tube Station directly across Croxley Common Moor SSSI and LNR is less than 1 mile.  It is not realistic to say that people will not use this route.  Furthermore Croxley Tube Station, is by foot, the closest station as the Design and Access Statement gives the following walking/cycling distances to tube stations:

Watford Station:

1.8 miles

Cassiobridge Station:

1.2 miles

Moor Park Station:

1.9 miles

Vicarage Road Station:
1.6 miles

Rickmansworth Station:
2.5 miles

As such it is not unreasonable to assume that people will choose to use Croxley Common Moor SSSI and LNR and the shortest route to the station.

There is no lighting design for the proposed development.  Lighting is of concern due to the wildlife value of Croxley Common Moor SSSI and LNR.  In particular there is potential for these residential buildings to be emitting light for many hours after dark.  The development faces Croxley Common Moor SSSI and LNR and although it is separated from the site by a building and Dwight Road light has the potential to reach Croxley Common Moor which is only around 80m away from the northern boundary of the proposed development.  This could be detrimental to a number of nocturnal species such as moths, bats, owls and badgers which will be active within the vicinity of the proposed development.  Of particular concern is the potential impact on the Slate Sober Moth - Croxley Common Moor SSSI and LNR is the ONLY location for the Slate Sober Moth in the UK.  The Slate Sober Moth is a Section 41 Species of Principal Importance as designated under Section 40 of the Natural Environment Rural Communities (NERC) Act 2006.  Section 40 of the NERC Act 2006 states that every public authority must, in executing its functions, have regard, as far as is consistent with the proper exercise of those functions, to the purpose of conserving biodiversity.  This one remaining UK population of the Slate Sober Moth on Croxley Common Moor SSSI and LNR is now perilously close to extinction and any form of lighting could be highly detrimental to the conservation of this night flying insect.  The moths Scythris potentillella and Coleophora genistae can also be found on Croxley Common Moor SSSI and LNR and are both rare species.  The former is classed as Nationally Rare as it occurs in less than 15 hectads (10km squares) in the UK.  The latter species is a Nationally Scarce species that occurs in 15 – 100 hectads in the UK, with Croxley Common Moor SSSI and LNR being the only site in Hertfordshire that it has been found.  As such any light spill would be harmful to these rare nocturnal invertebrates.

Although light does already reach Croxley Common Moor from existing buildings the proposed development is due to have five storeys rather than the existing three storeys.  There is an accompanying increase in the number of windows which would mean that light spill from the proposed development could further impact on Croxley Common Moor SSSI and LNR.  Also the fenced area on Croxley Common Moor is where the Slate Sober Moth is currently known to exist.  It is quite possible that the moth is in other areas of Croxley Common Moor which have yet to be fully surveyed.

I appreciate that this is an outline planning application but without a lighting design it is not possible to comment further on this aspect.

It is likely that the proposed development will have a negative visual impact on Croxley Common Moor due to the sensitive nature of the site.  Croxley Common Moor is a culturally valued and historic site composed of semi-natural habitats of high wildlife and recreational significance which is greatly valued by its users.

The Preliminary Ecological Appraisal states that three of the potential ecological impacts are:

· Increased recreational pressure on Croxley Common Moor SSSI/LNR

· Changes in the hydrological regime associated with Croxley Common as a result of excavations works at the site

· Small scale losses of common and widespread habitats typical of the amenity setting

None of these potential impacts would be satisfactory for the reasons stated above.

In general the addition of 60 residential units in such close proximity to Croxley Common Moor SSSI and LNR will be increased use of the site, whether this be for commuting use or recreational purposes.  Croxley Common Moor SSSI and LNR is already a popular site for a number of recreational uses such as dog walking, walking, jogging and family outings.  There are no surfaced footpaths and if the proposed development were to go ahead then the consequences to this sensitive site would be an increase in the trampling of vegetation - it is the rare assemblages of plant species that can be found at the site which are the very reason as to why the Moor was designated as a SSSI.

APPLICATION C (17/1179/OUT) [Objection]

I object to this application.

The Development Plan and the Development Management Policies Local Development Document for Three Rivers District Council contain a number of policies which are relevant to wildlife and biodiversity and its conservation and enhancement and are, therefore, relevant to this application.  In general the policies aim to minimise the impacts of development on the environment whilst striving to conserve and enhance the species and habitats present and having regard to the local context of the area - see the appendices for more policy detail.

The scale and detail of the proposed scheme are not sympathetic to the existing surroundings, which includes Croxley Common Moor.  Croxley Common Moor has been designated as Site of Special Scientific Interest (SSSI) and a Local Nature Reserve (LNR) which reflects the high value it has to both wildlife and people.  SSSIs are designated by Natural England and represent the country’s very best wildlife whilst the LNR designation is made by the Local Authority due to the value of the site to wildlife, education and public enjoyment.

The northern boundary of the proposed development is only around 79m away from the southern boundary of Croxley Common Moor SSSI and LNR.

The buildings within the business park are mostly three storey and around 14m in height and, although visible at certain points on Croxley Common Moor SSSI and LNR they far from dominate the vista.  The proposed residential building would be in excess of 20m in height with the roof garden and the staircase and lift room adding still more height to the building.  The building would be clearly visible above and through existing vegetation.  As such the building would be a dominant feature of the skyline.  Furthermore the overall bulk and mass of the building would add to its dominance of the local vista.

The Design and Access Statement states that occupants of the proposed development would not use Croxley Common Moor SSSI and LNR as an access route to a tube station showing that they expect people to walk/cycle, for example, 1.8 miles to Croxley Tube Station.  However, the route to Croxley Tube Station directly across Croxley Common Moor SSSI and LNR is less than 1 mile.  It is not realistic to say that people will not use this route.  Furthermore Croxley Tube Station, is by foot, the closest station as the Design and Access Statement gives the following walking/cycling distances to tube stations:

Watford Station:

1.7 miles

Cassiobridge Station:

1.2 miles

Moor Park Station:

3.1 miles

Vicarage Road Station:
1.6 miles

Rickmansworth Station:
2.5 miles

As such it is not unreasonable to assume that people will choose to use Croxley Common Moor SSSI and LNR as the shortest route to the station.

There is no lighting design for the proposed development.  Lighting is of concern due to the wildlife value of Croxley Common Moor SSSI and LNR.  In particular there is potential for the residential building, which includes a lit roof top garden, to be emitting light for many hours after dark.  The development faces Croxley Common Moor SSSI and LNR and although it is separated from the site by a building and Dwight Road light has the potential to reach Croxley Common Moor which is only around 79m away from the northern boundary of the proposed development.  This could be detrimental to a number of nocturnal species such as moths, bats, owls and badgers which will be active within the vicinity of the proposed development.  Of particular concern is the potential impact on the Slate Sober Moth - Croxley Common Moor SSSI and LNR is the ONLY location for the Slate Sober Moth in the UK.  The Slate Sober Moth is a Section 41 Species of Principal Importance as designated under Section 40 of the Natural Environment Rural Communities (NERC) Act.  As such, it is regarded as a material consideration in the making of planning decisions, as a matter of planning policy (ODPM Circular 06/2005, paragraph 84).  Section 40 of the NERC Act 2006 states that every public authority must, in executing its functions, have regard, as far as is consistent with the proper exercise of those functions, to the purpose of conserving biodiversity.  This one remaining UK population of the Slate Sober Moth on Croxley Common Moor SSSI and LNR is now perilously close to extinction and any form of lighting would be detrimental to the conservation of this night flying insect.  The moths Scythris potentillella and Coleophora genistae can also be found on Croxley Common Moor SSSI and LNR and are both rare species.  The former is classed as Nationally Rare as it occurs in less than 15 hectads (10km squares) in the UK.  The latter species is a Nationally Scarce species that occurs in 15 – 100 hectads in the UK, with Croxley Common Moor SSSI and LNR being the only site in Hertfordshire that it has been found.  As such any light spill would be harmful to these rare nocturnal invertebrates.

Although light does already reach Croxley Common Moor from existing buildings the additional height of the proposed development, which would be much taller than any of the existing buildings and include a lit roof garden, would mean that light spill from the proposed development could further impact on Croxley Common Moor SSSI and LNR.  Also the fenced area on Croxley Common Moor is where the Slate Sober Moth is currently known to exist.  It is quite possible that the moth is in other areas of Croxley Common Moor which have yet to be fully surveyed.

The Lighting Assessment highlights a number of areas which are of concern, such as:

· Lighting in garden areas will have direct line of sight with Croxley Common Moor, as such it should be very carefully specified.  Long wave length lighting should be used so as to minimise insect attraction.

· With this development in this location of the suggested scale, then the internal lighting will potentially have an impact.

· Lighting directed towards the SSSI should be minimised during hours of darkness.

· Consider only lighting the area immediately around the building to provide safe access and egress.

· Consider the ground surface impact.

· Consider red lighting…in any location with line of sight to Croxley Common Moor.

· Ensure blinds and curtains are used to limit light spill from the site.

· Lighting spill from the third storey upwards will require to be carefully managed.

In general these are only considerations, some of which can not be enforced.  For example the recommendation to ensure blinds and curtains are used can not be effectively monitored and enforced.  The use of lighting needs very careful consideration, as for example some moths are even attracted to red light.  However, I appreciate that this is an outline planning application but without a lighting design it is not possible to comment further on this aspect.

The Preliminary Ecological Appraisal states that three of the potential ecological impacts are:

· Increased recreational pressure on Croxley Common Moor SSSI/LNR

· Changes in the hydrological regime associated with Croxley Common as a result of excavations works at the site

· Small scale losses of common and widespread habitats typical of the amenity setting

None of these potential impacts would be satisfactory for the reasons state above.

Although a specific Landscape and Visual Impact Assessment (LVIA) has not been submitted the Design and Access Statement does make reference to one.  The Design and Access Statement states that there will be visual impacts upon, amongst other locations, Croxley Common Moor.  It is also stated that any ‘impacts arising from the development are neutral in nature on account of the high architectural quality of the proposed building’.  I strongly disagree with this statement as a seven storey building will be seen from a large proportion of Croxley Common Moor SSSI and LNR.  People who visit the site do so to enjoy the countryside, tranquillity and relaxing nature of the site which will be negatively impacted upon by the proposed development, no matter how great the architectural quality may be – people visiting Croxley Common Moor do not do so to admire architecture but to enjoy nature and the countryside.

In general the addition of 643 residential units and the associated facilities in such close proximity to Croxley Common Moor SSSI and LNR will result in an increased use of the site, whether this be for commuting use or recreational purposes.  Croxley Common Moor SSSI and LNR is already a popular site for a number of recreational uses such as dog walking, walking, jogging and family outings.  There are no surfaced footpaths and if the proposed development were to go ahead then the consequences to this sensitive site would not only be negative potential impacts on the slate sober moth but also an increase in the trampling of vegetation - it is the rare assemblages of plant species that can be found at the site which are the very reason as to why the Moor was designated as a SSSI.

Hertfordshire Highways [No objection, conditions requested]

APPLICATION A (17/1013/OUT)
Notice is given under article 18 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 that the Hertfordshire County Council as Highway Authority does not wish to restrict the grant of permission subject to the following conditions:

  

Decision 
Hertfordshire County Council (HCC) as Highway Authority does not wish to raise an objection to the proposed development, subject to the following conditions.

Conditions

Condition 1: Construction Traffic Management Plan

Construction of the development hereby approved shall not commence until a Construction Management Plan has been submitted to and approved in writing by the local planning authority. Thereafter the construction of the development shall only be carried out in accordance with the approved Plan. The Construction Traffic Management Plan shall include details of:

a. Construction vehicle numbers, type, routing;

b. Traffic management requirements;

c. Construction and storage compounds (including areas designated for car parking);

d. Siting and details of wheel washing facilities;

f. Cleaning of site entrances, site tracks and the adjacent public highway;

g. Timing of construction activities to avoid school pick up/drop off times;

h Provision of sufficient on site parking prior to commencement of construction activities;

i. Post construction restoration/reinstatement of the working areas and temporary access to the public highway.

Reason: In order to protect highway safety and the amenity of other users of the public highway and rights of way.

Condition 2: Travel Plan

Prior to the first occupation of the development hereby permitted an Interim Travel Plan shall be submitted, approved and signed off by the Local Planning Authority, such a Travel Plan shall accord with Hertfordshire County Council document 'Hertfordshire Green Travel Plan Guidance’.

Reason: To ensure that the development offers a wide range of travel choices to reduce the impact of travel and transport on the environment.

Condition 3: Implementation of Travel Plan 

No part of the development hereby permitted shall be occupied prior to implementation of the Interim Travel Plan referred to in Condition 3. During the first year of occupation an approved Full Travel Plan based on the Interim Travel Plan referred to in Condition 3 shall be submitted to and approved in writing by the Local Planning Authority. The approved Full Travel Plan shall be implemented in accordance with the timetable and targets contained therein and shall continue to be implemented as long as any part of the development is occupied subject to approved modifications agreed by the Local Planning as part of the annual review.

Reason: To ensure that the development offers a wide range of travel choices to reduce the impact of travel and transport on the environment.

Condition 4: Detailed Plans

Prior to the commencement of the development hereby permitted full details (in the form of scaled plans and / or written specifications) shall be submitted to and approved in writing by the Local Planning Authority to illustrate the following:

 i) Roads, footways, cycleways, foul and onsite water drainage. 

ii) Roads and footway. 

iii) Foul and surface water drainage. 

iv) Visibility splays. 

v) Access arrangements. 

vi) Parking provision in accordance with adopted standard. 

vii) Loading areas. 

viii) Turning areas. 

ix) Gradient. 

Reason: In the interests of satisfactory development and highway safety.

Condition 5: Swept Path Assessments

Prior to commencement of the development, the applicant shall submit swept path assessments for the following to be submitted to and approved in writing by the Local Planning Authority, in consultation with the Highway Authority: 

- a fire tender to demonstrate the safe manoeuvrability of the fire tender within the site to demonstrate that it can safely enter, manoeuvre within and depart the site in a forward gear.  

- a rigid LGV to demonstrate the safe manoeuvrability of the LGV within the site to demonstrate that it can safely enter, manoeuvre within and depart the site in a forward gear.  

-  a large car to demonstrate that the car parking spaces can be safely entered and departed from.  

-  a refuse vehicle to demonstrate that a refuse vehicle can safely enter, manoeuvre through and depart the site in a forward gear. It will also need to be demonstrated that the refuse vehicle can safely utilise the turning head.

Reason: In the interests of maintaining highway efficiency and safety.

Condition 6: Delivery and Servicing Plan

Prior to commencement of the development, the applicant shall submit a Delivery and Servicing Plan to be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority. The Delivery and Servicing Plan shall contain the delivery and servicing requirements (including refuse collection) for the proposed uses, a scheme for coordinating deliveries and servicing for the proposed development, areas within the development site that will be used for loading and manoeuvring of delivery and servicing vehicles, and access to / from the site for delivery and servicing vehicles. 

Reason: In the interests of maintaining highway efficiency and safety.

HIGHWAY INFORMATIVES:

HCC recommend inclusion of the following Advisory Notes (ANs) to ensure that any works as part of this development are carried out in accordance with the provisions of the Highways Act 1980 and other relevant processes.

AN1) Storage of materials: The applicant is advised that the storage of materials associated with the construction of this development should be provided within the site on land which is not public highway, and the use of such areas must not interfere with the public highway. If this is not possible, authorisation should be sought from the Highway Authority before construction works commence. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

AN2) Obstruction of public highway land: It is an offence under section 137 of the Highways Act 1980 for any person, without lawful authority or excuse, in any way to wilfully obstruct the free passage along a highway or public right of way. If this development is likely to result in the public highway or public right of way network becoming routinely blocked (fully or partly) the applicant must contact the Highway Authority to obtain their permission and requirements before construction works commence. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

AN3) Road Deposits: It is an offence under section 148 of the Highways Act 1980 to deposit mud or other debris on the public highway, and section 149 of the same Act gives the Highway Authority powers to remove such material at the expense of the party responsible. Therefore, best practical means shall be taken at all times to ensure that all vehicles leaving the site during construction of the development are in a condition such as not to emit dust or deposit mud, slurry or other debris on the highway. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

AN4) Where works are required within the public highway to facilitate the new vehicle access, the Highway Authority require the construction of such works to be undertaken to their satisfaction and specification, and by a contractor who is authorised to work in the public highway. Before works commence the applicant will need to apply to Hertfordshire County Council Highways team to obtain their permission and requirements. Their address is County Hall, Pegs Lane, Hertford, Herts, SG13 8DN. Their telephone number is 0300 1234047.

S278 Agreement

Any works within the highway boundary (including alterations to the footway and the proposed site access) will need to be secured and approved via a S278 Agreement with the HCC.

S106 Agreement

HCC will likely seek contributions via S106 for Travel Plan monitoring and Construction Traffic Management Plan monitoring.

A Travel Plan for the residential and commercial developments, consisting of a written agreement with the County Council setting out a scheme to encourage, regulate, and promote green travel measures for owners, occupiers, and visitors to the Development in accordance with the provisions of the County Council’s ‘Travel Plan Guidance for Business and Residential Development’, which is subject to a sum of £6,000 towards the County Council’s costs of administrating and monitoring the objectives of the Travel Plan Statement and engaging in any Travel Plan Review.

Community Infrastructure Levy (CIL)

The Community Infrastructure Levy is a planning charge tool for local authorities in England and Wales to help deliver infrastructure to support the development of their area. The proposed development may be liable for a charge under the Community Infrastructure Levy (CIL).

Description of the Proposal

The application is for a permitted development application to alter the number and type of residential units at a site located at Unit 3, Wolsey Business Park. The proposed development would consist of the conversion of the existing building to include 66 studio flats and 54 one-bedroom flats, for a total of 120 flats. The site currently has planning permission for 71 residential flats. 

The applicant proposes the provision of 199 car parking spaces, including 6 disabled parking spaces, 11 motorcycle parking spaces and 60 sheltered cycle parking spaces.

Site Description

The development site is located on the Wolsey Business Park at the northwest corner of the Tolpits Lane (A4145) and Dwight Road junction in Watford. At present, the site is occupied by a 3-storey building used as a secondary school with a temporary planning permission. 

The site is bordered to the east by Dwight Road, to the west by neighbouring building ‘ Unit 4, Tolpits Lane, to the south by Tolpits Lane (A4145) and to the north by the site access road. Dwight Road is a unclassified local access road with a 30mph speed limit and Tolpits Lane is a principal A ‘ main distributor road with a 40mph speed limit. 

History 

A number of planning applications has been submitted for the existing site as below:

-  17/0848/DIS application for the Discharge of Condition 1 pursuant to Prior Approval 15/1184/PDR. This was granted planning permission.

-  17/0119/PDR application for the change of use from Office (Class B1) to 120 residential units (Class C3). This application was granted refused.

-  17/0046/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 5-storey mixed use building to include 332 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking and erection of two 3-storey office buildings. This application was refused. 

-  17/0015/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 5-storey mixed use building to include 274 residential units, 2500sqm office space, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking. This application was refused. 

-  16/2735/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 7-storey mixed use building to include 416 residential units, 2500sqm office space, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking. This application was refused. 

-  16/2709/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 6-storey mixed use building to include 403 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking and erection of two 3-storey office buildings. This application was refused. 

- 16/2240/PDR application for the change of use from Office (Class B1) to 120 Residential units (Class C3). The application was withdrawn. 

-  15/1935/FUL combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 8-storey mixed use building (plus 3-storey basement) to include 401 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking and erection of two 4-storey office buildings. The application was withdrawn. 

-15/1281/PDR application for the change of use from Office (Class B1) to 71 residential units (Class C3). This was granted planning permission.

-  14/1792/PREAPP pre-application advice sought for redevelopment of site to provide a mixed use development including 346 apartments, gym, swimming pool, cafe, retail store, crèche and underground parking facilities. 

Analysis

The applicant has provided a Technical Note (TN) with the application package for consideration by Hertfordshire County Council (HCC). This makes reference to the Transport Statement submitted in support of 15/1281/PDR. The TN was originally submitted as part of planning application 17/0119/PDR.

Policy Review

As part of the Technical Note provided for HCC consideration, the applicant has not provided evidence of review of the following policy documents in their application for the proposed development:

-  National Planning Policy Framework (2012)

-  National Planning Practice Guidance 

-  Relevant sections of Three Rivers District Council Core Strategy relating to transport and parking requirements

-  Hertfordshire County Council (HCC) Local Transport Plan 3: 2011-2031

Trip Generation and Distribution

Trip Generation

A trip generation profile for the existing site and the proposed development are provided as part of the TN. 

Existing Situation

The proposed development site has previously obtained planning permission for a change of use of the site from office space to residential for the provision of up to 71 residential dwellings: 22 studio, 17 one-bedroom and 32 two-bedroom flats. The site has also obtained temporary permission for a change of use to accommodate a secondary school. The permitted use of the site for 71 dwellings has been used as the existing situation. This is considered acceptable the highway authority. 

In order to obtain the existing trip generation for the proposed development site, the Technical Note (TN) submitted as part of the permitted planning application was reviewed to obtain the forecast trip generation. This approach is acceptable. 

The following parameters were used to establish the trip rates for the permitted residential development: 

-  03 - Residential - C - Flats Privately Owned; 

-  All England regions excluding Greater London;  

-  GFA: 6 to 120 units;

-  Average Vehicle Trip Rates (Monday to Friday); and,

-  Edge of Town Centre, Suburban Area (PPS6 Out of Centre), Edge of Town and Neighbourhood Centre (PPS6 Local Centre).

The proposed trip rates for the permitted development at the site are as follows: 

-  AM Peak: 0.087 arrivals, 0.271 departures and 0.358 two-way movements

-  PM Peak: 0.264 arrivals, 0.118 departures and 0.382 two-way movements

The TRICS rates and parameters used to obtain the trip rates are considered appropriate for the purposes of determining the existing trip generation profile. 

The resultant trips for the existing residential use during the total of the peak hours are as follows: 

-  AM Peak (08:00 - 09:00): 6 arrivals, 22 departures, and 28 two-way 

-  PM Peak (17:00 - 18:00): 19 arrivals, 8 departures, and 27 two-way 

Proposed Development Situation

The proposed development site would comprise 120 residential flats. The TN states that the trip rates used in the Transport Statement for the permitted residential scheme of 71 units were adopted for the trip profile for the proposed 120 unit scheme. This is approach is considered acceptable. Therefore, the likely trips generated by the proposed development are as follows:

-  AM Peak: 9 arrivals, 37 departures, and 46 two-way 

-  PM Peak: 32 arrivals, 13 departures, and 45 two-way 

Trip Generation Impact

The trips generated by the existing land use will be compared to the proposed development trips generated to determine the net trip impact of the proposed development on the highway network. 

The difference between the trips for the existing and proposed land use would be as follows: 

-  AM Peak: 3 arrivals, 15 departures and 18 two-way 

-  PM Peak: 13 arrivals, 5 departures and 18 two-way 

The difference in the number of trips generated by the existing and the proposed development demonstrates that the proposed development would be likely to result in an increased number of trips arriving to and departing from the development site in both the AM and PM peak periods. However, the increase in trips generated by the proposed development are minimal and represent a worst case of 1 vehicle every 3 minutes. Therefore, it is considered that the proposals would not likely have a detrimental impact on the local network.

Multi-modal Trip Generation

The TN does not provide a multi-modal trip generation profile. It is recommended that a multi-modal trip generation profile be provided to demonstrate the impact the development will likely have on pedestrian, cycle and public transport modes of travel and to better understand the likely use of public transport from this site. 

Trip Distribution

Trip distribution assumptions for the proposed development traffic have not been provided in the TN. However, as the impact of the proposed development is not considered severe, this information is not required.   

Impact on the Highway

Junction Assessment

The applicant has not provided any junction assessments for the proposed development as the proposed changes to the agreed scheme were deemed to be not severe. This is acceptable. 

Highway Safety

The applicant has not provided detailed collision data as part of the TN for the surrounding road network.  However, a review of the most recent 5 years of collision data available to HCC reveal that there have been 5 collisions resulting in slight injury in the vicinity of the site on Tolpits Lane. However, due to the nature of the site, it is not likely that the proposed development would have a severe impact on the safety of the site.

Refuse and Service Delivery

It is stated in the TN that the number of service vehicles that would access the site, the size of the vehicles and the likely times of use is not known at this stage but that it is unlikely that they would differ from the existing situation. 

It also states in the TN that a layover would be provided for the refuse collection and other servicing vehicles adjacent to the main entrance to accommodate servicing. It is not clear on the drawings where this is to be provided. Swept path assessments have been provided for an LGV and a fire tender, as discussed further in the swept path assessment section. 

Highway Layout

Vehicle Access

The proposed development would utilise the existing site access road from Dwight Road. The eastern access to the internal car park will be maintained and the central and the western accesses will be removed. Minor alterations to the internal layout are proposed by the applicant, providing a one-way system internally which is accessed on the eastern most access and egressed from the western most access. The applicant states that the internal layout will be operated in conjunction with the internal layout of Unit 4, which is stated to be in the control of the applicant.

Pedestrian Access


The proposed development intends to utilise the existing site access road and existing pedestrian facilities. Minor alterations to the pedestrian access arrangements are proposed by the applicant. Delineated internal routes inside the car park are proposed aiming to enhance the pedestrians’ safety at the proposed development. This is considered acceptable. This is considered acceptable.

Swept Path Analysis

Swept path assessments have been provided as part of the planning application. The applicant has provided swept path assessments for the following scenarios: 

- a fire tender was used to carry out swept path assessments for the site. It is demonstrated that the fire tender passes over a parking space in the north east of the site. Revised swept path assessments for the fire tender will be required to demonstrate the safe manoeuvrability of the vehicle within the site. 

- a rigid LGV was used to carry out swept path assessments for the site. The swept paths assessment of the LGV demonstrates that the LGV will overhang a parking space in the row of car parking spaces adjacent to the turning head/layover. Revised swept path assessments for the LGV will be required to demonstrate the safe manoeuvrability of the vehicle within the site.

-  standard design car was used to carry out swept path assessments for the site. It is demonstrated that a standard car can manoeuvre through the site an access car parking spaces; however, it has not been demonstrated that the car parking spaces can be departed from safely. The applicant is required to demonstrate that a large car can safely enter, manoeuvre within and depart the site in a forward gear. Additionally, it is required to demonstrate that the car parking spaces can be safely departed from.  

-  No swept path assessments are provided by the applicant for refuse vehicles; however, this is required to demonstrate that a refuse vehicle can safely enter, manoeuvre through and depart the site in a forward gear. 

Road Safety Audit

A Stage 1 Road Safety Audit is not required as there are no proposed changes to the existing access arrangements from the highway network. 

Parking 

Car Parking Provisions

The applicant has stated that the proposed development would include 199 car parking spaces, 6 of which would be dedicated disabled car parking spaces. 

Three Rivers’ parking standards set out the following:  

-  maximum 1.75 spaces per 1 bedroom dwelling; 

-  4% of the car parking provision should be dedicated to disabled car parking spaces; and,

-  parking provisions can be within 75-100% of the maximum car parking standards as the site is in Zone 4 of TRDC accessibility zones. 

The maximum allowable parking provisions for the proposed development is therefore equal to 210 car parking spaces. The applicant proposes the provision of 199 car parking spaces. This is considered acceptable as it constitutes 95% of the maximum car parking standards. The applicant is required to provide 8 disabled car parking spaces and therefore will need to provide 2 additional spaces. 

However, it is ultimately the decision of the LPA to determine the suitability of the proposed car parking provisions. 

Car Parking Layout

The associated disabled car parking spaces are located adjacent to the main entrance of the building. The submitted dimensions of the bays are considered acceptable. However, as previously stated, additional swept path assessments are required to demonstrate the safe accessibility of the site layout.

Motorcycle Parking Provisions 

The applicant has stated that the proposals include the provision of 11 motorcycle parking spaces. TRDC standards set out a 5% motorcycle parking provision for public parking area and have stated in their parking standards that new developments will be encouraged to provide motorcycle parking spaces. Therefore, 11 motorcycle parking spaces is in line with this provision and is therefore appropriate for the proposed development.

However, it is ultimately the decision of the LPA to determine the suitability of the proposed motorcycle parking provisions. 

Cycle Parking Provisions 

The applicant states in the TN that provision of 60 sheltered cycle parking spaces will be included as part of the proposed development.

According to Three Rivers Council’s parking standards, 1 l/t space per 2 flats is required at a minimum for a residential development comprising of flats. The proposed cycle parking provisions are therefore in line with the minimum requirements set out in the Three Rivers District Council’s parking standards.  

However, it is ultimately the decision of the LPA to determine the suitability of the proposed cycle parking provisions.

Accessibility

Public Transport

The site is not currently serviced by any bus services.

The site is midway between Croxley and Moor Park Metropolitan Line stations. There are footpaths across the Moor that would provide walking or cycling access to Croxley station from the site. Moor Park is currently accessed by people walking along the unsuitable north verge of Tolpits Lane.

The area will soon benefit from the planned Metropolitan Line Extension (formerly known as the Croxley Rail Link) which will connect Watford

Junction and Croxley stations and will include two new stations in west Watford. Cassiobridge Station will be some 1500m or 28’ minutes walking distance from the application site.

Walking and Cycling

The neighbourhood is flat and the applicant considers it walkable. There are no footway provisions on Tolpits Lane, footways are provided on both sides of Dwight Road from the roundabout junction with Tolpits Lane to the junction with Dwight Road and Dwight Road running east to west has footway provisions on the south side of the road. 

Pedestrians can access traffic-free footpaths that connect to the east, west and north of the site. The footpath routes are as follows:

-  Ebury Way cycle route to Rickmansworth and Watford; and,

-  Public footpath across Common Moor to Croxley.

Cyclists can access the Ebury Way cycle route that forms part of the National Cycle Route 6 which connects from Uxbridge in the south and Watford and St Albans to the northeast. As previously mentioned, this is a traffic-free route. The route would connect cyclists to Uxbridge, Rickmansworth, Watford and St. Albans. 

Travel Plan

A Travel Plan (TP) will be required to encourage sustainable transport modes and to reduce the reliance on private vehicles to ensure minimal impact to the highway safety and function as a consequence of the development. 

The TP should be drawn up in accordance with the County Council’s document ‘Hertfordshire’s Travel Plan Guidance for Business and Residential Development’ as set out at http://www.hertfordshire.gov.uk/docs/pdf/g/greentravelplans.pdf.

Construction

A Construction Traffic Management Plan (CTMP) will be required to ensure construction vehicles will not have a detrimental impact on the vicinity of the site and a condition will be required to provide adequate parking for construction vehicles on-site to prevent on-street conflict and impacts to the highway safety. 

Planning Obligations / Community Infrastructure Levy (CIL)

The application site is located within Area C where the CIL charge is nil.  As such no CIL contribution would be required in relation to the proposed development. 

HCC requires contributions via a S106 agreement for Travel Plan monitoring and Construction Traffic Management Plan monitoring.

Summary

HCC as highway authority has reviewed the application submission and does not wish to raise objection to the proposed development, subject to suitable conditions. 

APPLICATION B (17/1015/OUT)
Notice is given under article 18 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 that the Hertfordshire County Council as Highway Authority does not wish to restrict the grant of permission subject to the following conditions:

  

Decision 
Hertfordshire County Council (HCC) as Highway Authority does not wish to raise an objection to the proposed development, subject to the following conditions.

Conditions


Condition1: Construction Traffic Management Plan

Construction of the development hereby approved shall not commence until a Construction Management Plan has been submitted to and approved in writing by the local planning authority. Thereafter the construction of the development shall only be carried out in accordance with the approved Plan. The Construction Traffic Management Plan shall include details of:

a. Construction vehicle numbers, type, routing;

b. Traffic management requirements;

c. Construction and storage compounds (including areas designated for car parking);

d. Siting and details of wheel washing facilities;

f. Cleaning of site entrances, site tracks and the adjacent public highway;

g. Timing of construction activities to avoid school pick up/drop off times;

h Provision of sufficient on site parking prior to commencement of construction activities;

i. Post construction restoration/reinstatement of the working areas and temporary access to the public highway.

Reason: In order to protect highway safety and the amenity of other users of the public highway and rights of way.

Condition 2: Travel Plan

Prior to the first occupation of the development hereby permitted an Interim Travel Plan shall be submitted, approved and signed off by the Local Planning Authority, such a Travel Plan shall accord with Hertfordshire County Council document 'Hertfordshire Green Travel Plan Guidance’.

Reason: To ensure that the development offers a wide range of travel choices to reduce the impact of travel and transport on the environment.

Condition 3: Implementation of Travel Plan 

No part of the development hereby permitted shall be occupied prior to implementation of the Interim Travel Plan referred to in Condition 3. During the first year of occupation an approved Full Travel Plan based on the Interim Travel Plan referred to in Condition 3 shall be submitted to and approved in writing by the Local Planning Authority. The approved Full Travel Plan shall be implemented in accordance with the timetable and targets contained therein and shall continue to be implemented as long as any part of the development is occupied subject to approved modifications agreed by the Local Planning as part of the annual review.

Reason: To ensure that the development offers a wide range of travel choices to reduce the impact of travel and transport on the environment.

Condition 4: Detailed Plans

Prior to the commencement of the development hereby permitted full details (in the form of scaled plans and / or written specifications) shall be submitted to and approved in writing by the Local Planning Authority to illustrate the following:

 i) Roads, footways, cycleways, foul and onsite water drainage. 

ii) Roads and footway. 

iii) Foul and surface water drainage. 

iv) Visibility splays. 

v) Access arrangements. 

vi) Parking provision in accordance with adopted standard. 

vii) Loading areas. 

viii) Turning areas. 

ix) Gradient. 

Reason: In the interests of satisfactory development and highway safety.

Condition 5: Swept Path Assessments

Prior to commencement of the development, the applicant shall submit swept path assessments for the following to be submitted to and approved in writing by the Local Planning Authority: 

- a fire tender to demonstrate the safe manoeuvrability of the fire tender within the site to demonstrate that it can safely enter, manoeuvre within and depart the site in a forward gear.  

- a rigid LGV to demonstrate the safe manoeuvrability of the LGV within the site to demonstrate that it can safely enter, manoeuvre within and depart the site in a forward gear.  

-  a large car to demonstrate that the car parking spaces can be safely entered and departed from.  

-  a refuse vehicle to demonstrate that a refuse vehicle can safely enter, manoeuvre through and depart the site in a forward gear. It will also need to be demonstrated that the refuse vehicle can safely utilise the turning head. 

Reason: In the interests of maintaining highway efficiency and safety.

Condition 6: Delivery and Servicing Plan

Prior to commencement of the development, the applicant shall submit a Delivery and Servicing Plan to be submitted to and approved in writing by the Local Planning Authority. The Delivery and Servicing Plan shall contain the delivery and servicing requirements (including refuse collection) for the proposed uses, a scheme for coordinating deliveries and servicing for the proposed development, areas within the development site that will be used for loading and manoeuvring of delivery and servicing vehicles, and access to / from the site for delivery and servicing vehicles.

Reason: In the interests of maintaining highway efficiency and safety.

HIGHWAY INFORMATIVES:

HCC recommend inclusion of the following Advisory Notes (ANs) to ensure that any works as part of this development are carried out in accordance with the provisions of the Highways Act 1980 and other relevant processes.

AN1) Storage of materials: The applicant is advised that the storage of materials associated with the construction of this development should be provided within the site on land which is not public highway, and the use of such areas must not interfere with the public highway. If this is not possible, authorisation should be sought from the Highway Authority before construction works commence. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

AN2) Obstruction of public highway land: It is an offence under section 137 of the Highways Act 1980 for any person, without lawful authority or excuse, in any way to wilfully obstruct the free passage along a highway or public right of way. If this development is likely to result in the public highway or public right of way network becoming routinely blocked (fully or partly) the applicant must contact the Highway Authority to obtain their permission and requirements before construction works commence. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

AN3) Road Deposits: It is an offence under section 148 of the Highways Act 1980 to deposit mud or other debris on the public highway, and section 149 of the same Act gives the Highway Authority powers to remove such material at the expense of the party responsible. Therefore, best practical means shall be taken at all times to ensure that all vehicles leaving the site during construction of the development are in a condition such as not to emit dust or deposit mud, slurry or other debris on the highway. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

AN4) Where works are required within the public highway to facilitate the new vehicle access, the Highway Authority require the construction of such works to be undertaken to their satisfaction and specification, and by a contractor who is authorised to work in the public highway. Before works commence the applicant will need to apply to Hertfordshire County Council Highways team to obtain their permission and requirements. Their address is County Hall, Pegs Lane, Hertford, Herts, SG13 8DN. Their telephone number is 0300 1234047.

S278 Agreement

Any works within the highway boundary (including alterations to the footway and the proposed site access) will need to be secured and approved via a S278 Agreement with the HCC.

S106 Agreement

HCC requires contributions via a S106 agreement for Travel Plan monitoring and Construction Traffic Management Plan monitoring.

A Travel Plan for the residential and commercial developments, consisting of a written agreement with the County Council setting out a scheme to encourage, regulate, and promote green travel measures for owners, occupiers, and visitors to the Development in accordance with the provisions of the County Council’s ‘Travel Plan Guidance for Business and Residential Development’, which is subject to a sum of £6,000 towards the County Council’s costs of administrating and monitoring the objectives of the Travel Plan Statement and engaging in any Travel Plan Review.

Community Infrastructure Levy (CIL)

The Community Infrastructure Levy is a planning charge tool for local authorities in England and Wales to help deliver infrastructure to support the development of their area. The application site is located within Area C where the CIL charge is nil.  As such no CIL contribution would be required in relation to the proposed development

Description of the Proposal

The proposal is a permitted development application seeking to alter existing permitted development of 36 residential flats to 60 residential flats at Unit 4, Wolsey Business Park. The proposals would consist of 35 studio flats and 25 1 bedroom flats. 

The applicant proposes the provision of 95 car parking spaces, including 4 disabled parking spaces, 6 motorcycle parking spaces and 30 sheltered cycle parking spaces.

Site Description

The development site is located on the Wolsey Business Park at the northwest corner of the Tolpits Lane (A4145) and Dwight Road junction in Watford. At present, the site is occupied by a 3-storey building used as office space. 

The site is bordered to the east by neighbouring building ‘ Unit 3, Tolpits Lane, to the south by Tolpits Lane (A4145) and to the north by the site access road. Dwight Road is a unclassified local access road with a 30mph speed limit and Tolpits Lane is a principal A ‘ main distributor road with a 40mph speed limit. 

History 

A number of planning applications has been submitted for the existing site as below:

-  17/0848/DIS application for the Discharge of Condition 1 pursuant to Prior Approval 15/1184/PDR. This was granted planning permission.

-  17/0112/PDR application for the change of use from Office (Class B1) to 60 residential units (Class C3). This application was refused. 

-  17/0046/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 5-storey mixed use building to include 332 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking and erection of two 3-storey office buildings. This application was refused. 

-  17/0015/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 5-storey mixed use building to include 274 residential units, 2500sqm office space, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking. This application was refused. 

-  16/2735/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 7-storey mixed use building to include 416 residential units, 2500sqm office space, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking. This application was refused. 

-  16/2709/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 6-storey mixed use building to include 403 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking and erection of two 3-storey office buildings. This application was refused. 

-  16/2241/PDR application for the change of use from Office (Class B1) to 36 residential units (Class C3). The application was withdrawn. 

-  15/1935/FUL combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 8-storey mixed use building (plus 3-storey basement) to include 401 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking and erection of two 4-storey office buildings. The application was withdrawn. 

-  15/1184/PDR for change of use from Office to 36 Residential Units. This was granted planning permission, subject to suitable conditions. 

-  14/1792/PREAPP pre-application advice sought for redevelopment of site to provide a mixed use development including 346 apartments, gym, swimming pool, cafe, retail store, crèche and underground parking facilities. 

Analysis

As part of the planning application package, the applicant has provided a Technical Note (TN) to demonstrate the impact of the proposed development on the local highway network. The TN was previously submitted as part of planning application 17/0112/PDR.

Policy Review

As part of the Technical Note provided for HCC consideration, the applicant has not provided evidence of review of the following policy documents in their application for the proposed development:

-  National Planning Policy Framework (2012)

-  National Planning Practice Guidance 

-  Relevant sections of Three Rivers District Council Core Strategy relating to transport and parking requirements

-  Hertfordshire County Council (HCC) Local Transport Plan 3: 2011-2031

Trip Generation and Distribution

Trip Generation

A trip generation profile for the existing site and the proposed development are provided as part of the TN. 

Existing Situation

The proposed development site has permitted use for 36 residential dwellings: 8 studio, 12 one-bedroom and 16 two-bedroom flats. The permitted use of the site for 36 dwellings has been used as the existing situation. This is considered acceptable. In order to obtain the existing trip generation for the proposed development site, the Transport Statement (TS) submitted as part of the permitted planning application was reviewed in order to obtain the forecast trip generation for the permitted use. This approach is acceptable to the highway authority. 

The following parameters were used to establish the trip rates for the permitted residential development: 

-  03 - Residential - C - Flats Privately Owned; 

-  All England regions excluding Greater London;  

-  GFA: 6 to 120 units;

-  Average Vehicle Trip Rates (Monday to Friday); and,

-  Edge of Town Centre, Suburban Area (PPS6 Out of Centre), Edge of Town and Neighbourhood Centre (PPS6 Local Centre).

The proposed trip rates for the permitted development at the site are as follows: 

-  AM Peak: 0.087 arrivals, 0.271 departures and 0.358 two-way 

-  PM Peak: 0.264 arrivals, 0.118 departures and 0.382 two-way 

The resultant trips for the existing residential use during the total of the peak hours are as follows: 

-  AM Peak (08:00 - 09:00): 3 arrivals, 3 departures, and 6 two-way 

-  PM Peak (17:00 - 18:00): 12 arrivals, 7 departures, and 19 two-way

Proposed Development Situation

The proposed development site would comprise 60 residential flats. The TN states that the trip rates used in the Transport Statement for the permitted residential scheme of 36 units were adopted for the trip profile for the proposed 60 unit scheme. This is approach is considered acceptable. Therefore, the likely trips generated by the proposed development are as follows:

-  AM Peak: 5 arrivals, 5 departures, and 10 two-way 

-  PM Peak: 20 arrivals, 12 departures, and 32 two-way 

Trip Generation Impact

The trips generated by the existing land use were compared to the proposed development trips generated to determine the net trip impact of the proposed development on the highway network. 

The difference between the trips for the existing and proposed land use would be as follows: 

-  AM Peak: 2 arrivals, 2 departures and 4 two-way 

-  PM Peak: 8 arrivals, 5 departures and 13 two-way 

The difference in the number of trips generated by the existing and the proposed development demonstrates that the proposed development would be likely to result in an increased number of trips arriving to and departing from the development site in both the AM and PM peak periods. However, the increase in trips generated by the proposed development are minimal and represent a worst case of 1 vehicle every 4 minutes. Therefore, it is considered that the proposals would not likely have a detrimental impact on the local network. 

Multi-modal Trip Generation

The TN does not provide a multi-modal trip generation profile. It is recommended that a multi-modal trip generation profile be provided to demonstrate the impact the development will likely have on pedestrian, cycle and public transport modes of travel and to better understand the likely use of public transport from this site. 

Trip Distribution

Trip distribution assumptions for the proposed development traffic have not been provided in the TN. However, as the impact of the proposed development is not considered severe, this information is not required.   

Impact on the Highway

Junction Assessment

The applicant has not provided any junction assessments for the proposed development as the proposed changes to the agreed scheme were deemed to be not severe. This is acceptable. 

Highway Safety

The applicant has not provided detailed collision data as part of the TN for the surrounding road network.  However, a review of the most recent 5 years of collision data available to HCC reveal that there have been 5 collisions resulting in slight injury in the vicinity of the site on Tolpits Lane. However, due to the nature of the site, it is not likely that the proposed development would have a severe impact on the safety of the site. 

Refuse and Service Delivery

The applicant has stated in the TN that the number of service vehicles that would access the site, the size of the vehicles and the likely times of use is not known at this stage but that it is unlikely that they would not differ from the existing situation. 

The applicant also states in the TN that a turning head would be provided for the refuse collection and other servicing vehicles. A swept path of the turning head will be required to demonstrate it is feasible and appropriate for the intended use. Swept path assessments have been provided for an LGV and a fire tender, as discussed further in the swept path assessment section. 

Highway Layout

Vehicle Access

The proposed development intends to utilise the existing site access road and maintain existing site access arrangements, making minor changes to make the east access an entry only and the west access an exit only. This is considered acceptable.

Pedestrian Access

The proposed development intends to utilise the existing site access road and existing pedestrian facilities. Minor alterations to the pedestrian access arrangements are proposed by the applicant. Delineated internal routes inside the car park are proposed aiming to enhance the pedestrians’ safety at the proposed development. This is considered acceptable. 

Swept Path Analysis

Swept path assessments have been provided as part of the planning application. The applicant has provided swept path assessments for the following scenarios: 

- a fire tender was used to carry out swept path assessments for the site. It is demonstrated that the fire tender passes over a parking space in the north east of the site. Revised swept path assessments for the fire tender will be required to demonstrate the safe manoeuvrability of the vehicle within the site. 

- a rigid LGV was used to carry out swept path assessments for the site. The swept paths assessment of the LGV demonstrates that the LGV will overhang a parking space in the row of car parking spaces adjacent to the turning head/layover. Revised swept path assessments for the LGV will be required to demonstrate the safe manoeuvrability of the vehicle within the site.

-  standard design car was used to carry out swept path assessments for the site. It is demonstrated that a standard car can manoeuvre through the site an access car parking spaces; however, it has not been demonstrated that the car parking spaces can be departed from safely. The applicant is required to demonstrate that a large car can safely enter, manoeuvre within and depart the site in a forward gear. Additionally, it is required to demonstrate that the car parking spaces can be safely departed from.  

-  No swept path assessments are provided by the applicant for refuse vehicles; however, this is required to demonstrate that a refuse vehicle can safely enter, manoeuvre through and depart the site in a forward gear. 

Road Safety Audit

A Stage 1 Road Safety Audit is not required as there are no proposed changes to the existing access arrangements from the highway network. 

Parking 

Car Parking Provisions

The applicant has stated that the proposed development would include 99 car parking spaces, 4 of which would be dedicated disabled car parking spaces. 

Three Rivers parking standards set out the following:  

-  maximum 1.75 spaces per 1 bedroom dwelling; 

-  4% of the car parking provision should be dedicated to disabled car parking spaces; and,

-  parking provisions can be within 75-100% of the maximum car parking standards as the site is in Zone 4 of TRDC accessibility zones. 

The maximum allowable parking provisions for the proposed development is therefore equal to 105 car parking spaces. The applicant proposes the provision of 99 car parking spaces. This is considered acceptable as it constitutes 94% of the maximum car parking standards.  The provision of 4 disabled car parking spaces is considered acceptable. However, it is ultimately the decision of the LPA to determine the suitability of the proposed car parking provisions. 

Car Parking Layout

The associated disabled car parking spaces are located adjacent to the main entrance of the building. The submitted dimensions of the bays are considered acceptable. However, as previously stated, additional swept path assessments are required to demonstrate the safe accessibility of the site layout. 

Motorcycle Parking Provisions 

The applicant has stated that the proposals include the provision of 6 motorcycle parking spaces. TRDC standards set out a 5% motorcycle parking provision for public parking area and have stated in their parking standards that new developments will be encouraged to provide motorcycle parking spaces. 6 motorcycle parking spaces is in line with this provision and is therefore appropriate for the proposed development. However, it is ultimately the decision of the LPA to determine the suitability of the proposed motorcycle parking provisions. 

Cycle Parking Provisions 

The applicant states in the TN that provision of 30 sheltered cycle parking spaces will be included as part of the proposed development.

According to Three Rivers Council’s parking standards, 1 long term space per 2 flats is required at a minimum for a residential development comprising of flats. The proposed cycle parking provisions are therefore in line with the minimum requirements set out in the Three Rivers District Council’s parking standards. 

However, it is ultimately the decision of the LPA to determine the suitability of the proposed cycle parking provisions.

Accessibility

Public Transport

The site is not currently serviced by any bus services.

The site is midway between Croxley and Moor Park Metropolitan Line stations. There are footpaths across the Moor that would provide walking or cycling access to Croxley station from the site. Moor Park is currently accessed by people walking along the unsuitable north verge of Tolpits Lane.

The area will soon benefit from the planned Metropolitan Line Extension (formerly known as the Croxley Rail Link) which will connect Watford

Junction and Croxley stations and will include two new stations in west Watford. Cassiobridge Station will be some 1500m or 28 minutes’ walking distance from the application site.

Walking and Cycling

The neighbourhood is flat and the applicant considers it walkable. There are no footway provisions on Tolpits Lane, footways are provided on both sides of Dwight Road from the roundabout junction with Tolpits Lane to the junction with Dwight Road and Dwight Road running east to west has footway provisions on the south side of the road. 

Pedestrians can access traffic-free footpaths that connect to the east, west and north of the site. The footpath routes are as follows:

-  Ebury Way cycle route to Rickmansworth and Watford; and,

-  Public footpath across Common Moor to Croxley.

Cyclists can access the Ebury Way cycle route that forms part of the National Cycle Route 6 which connects from Uxbridge in the south and Watford and St Albans to the northeast. As previously mentioned, this is a traffic-free route. The route would connect cyclists to Uxbridge, Rickmansworth, Watford and St Albans. 

Travel Plan

A Travel Plan (TP) will be required to encourage sustainable transport modes and to reduce the reliance on private vehicles to ensure minimal impact to the highway safety and function as a consequence of the development.  

The TPS should be drawn up in accordance with the County Council’s document ‘Hertfordshire’s Travel Plan Guidance for Business and Residential Development’ as set out at 

http://www.hertfordshire.gov.uk/docs/pdf/g/greentravelplans.pdf

Construction

A Construction Traffic Management Plan (CTMP) will be required to ensure construction vehicles will not have a detrimental impact on the vicinity of the site and a condition will be required to provide adequate parking for construction vehicles on-site to prevent on-street conflict and impacts to the highway safety. 

Planning Obligations / Community Infrastructure Levy (CIL)

The application site is located within Area C where the CIL charge is nil.  As such no CIL contribution would be required in relation to the proposed development HCC requires contributions via a S106 agreement for Travel Plan monitoring and Construction Traffic Management Plan monitoring.

Summary


HCC as highway authority has reviewed the application submission and does not wish to raise objection to the proposed development, subject to suitable conditions. 
APPLICATION C (17/1179/OUT)

Notice is given under article 18 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 that the Hertfordshire County Council as Highway Authority does not wish to restrict the grant of permission subject to the following conditions:

  

Decision
Hertfordshire County Council as Highway Authority does not wish to raise an objection to the proposed development, subject to suitable conditions.  

Conditions

Condition 1: Construction Traffic Management Plan

Construction of the development hereby approved shall not commence until a Construction Management Plan has been submitted to and approved in writing by the local planning authority. Thereafter the construction of the development shall only be carried out in accordance with the approved Plan. The Construction Traffic Management Plan shall include details of:

a. Construction vehicle numbers, type, routing;

b. Traffic management requirements;

c. Construction and storage compounds (including areas designated for car parking);

d. Siting and details of wheel washing facilities;

f. Cleaning of site entrances, site tracks and the adjacent public highway;

g. Timing of construction activities to avoid school pick up/drop off times;

h Provision of sufficient on site parking prior to commencement of construction activities;

i. Post construction restoration/reinstatement of the working areas and temporary access to the public highway.

Reason: In order to protect highway safety and the amenity of other users of the public highway and rights of way.

Condition 2: Construction Traffic - Transport Assessment

Construction of the development hereby approved shall not commence until a Transport Assessment has been submitted to and approved in writing by the Local Planning Authority. The purpose of the Transport Assessment is to ensure that the impact of the construction activity at the site will not have detrimental impact on the safety and operation of the local highway network. The Transport Assessment will assist to establish the necessity for and type of required Traffic Management.

Reason: In order to protect highway safety and the amenity of other users of the public highway and rights of way.

Condition 3: Travel Plan

Prior to the first occupation of the development hereby permitted an Interim Travel Plan shall be submitted, approved and signed off by the Local Planning Authority, such a Travel Plan shall accord with Hertfordshire County Council document 'Hertfordshire Green Travel Plan Guidance’.

Reason: To ensure that the development offers a wide range of travel choices to reduce the impact of travel and transport on the environment.

Condition 4: Implementation of Travel Plan 

No part of the development hereby permitted shall be occupied prior to implementation of the Interim Travel Plan referred to in Condition 3. During the first year of occupation an approved Full Travel Plan based on the Interim Travel Plan referred to in Condition 3 shall be submitted to and approved in writing by the Local Planning Authority. The approved Full Travel Plan shall be implemented in accordance with the timetable and targets contained therein and shall continue to be implemented as long as any part of the development is occupied subject to approved modifications agreed by the Local Planning as part of the annual review.

Reason: To ensure that the development offers a wide range of travel choices to reduce the impact of travel and transport on the environment.

Condition 5: Detailed Plans

Prior to the commencement of the development hereby permitted full details (in the form of scaled plans and / or written specifications) shall be submitted to and approved in writing by the Local Planning Authority to illustrate the following:

 i) Roads, footways, cycleways, foul and onsite water drainage. 

ii) Roads and footway. 

iii) Foul and surface water drainage. 

iv) Visibility splays. 

v) Access arrangements. 

vi) Parking provision in accordance with adopted standard. 

vii) Loading areas. 

viii) Turning areas. 

ix) Gradient. 

Reason : In the interests of satisfactory development and highway safety.

Condition 6: Swept Path Assessments

Prior to commencement of the development, the applicant shall submit swept path assessments for the following parts of the proposed development. There are to be submitted to and approved in writing by the Local Planning Authority: 

-  Refuse and servicing bays to demonstrate that the largest vehicles accessing the bays can safely access the bays to depart the site in a forward gear; 

-  Car parking internal layout to demonstrate that a vehicle can enter, manoeuver through and depart in a forward gear; and, 

-  Car parking spaces to demonstrate that all car parking spaces can be safely accessing by a large car. 

Reason: In the interests of maintaining safe access to the proposed development by all users.

Condition 7: Delivery and Servicing Plan

Prior to commencement of the development, the applicant shall submit a Delivery and Servicing Plan to be submitted to and approved in writing by the Local Planning Authority. The Delivery and Servicing Plan shall contain the following: 

-  The delivery and servicing requirements (including refuse collection) for the proposed uses;

-  A scheme for coordinating deliveries and servicing for the proposed development;

-  Areas within the development site that will be used for loading and manoeuvring of delivery and servicing vehicles; and, 

-  Access to / from the site for delivery and servicing vehicles. 

Reason: In the interests of maintaining highway efficiency and safety.

Condition 8: Road Safety Audit

Before commencement of any part of the development, a Stage 1 Road Safety is required for all access arrangements to be submitted to and approved in writing by the Local Planning Authority. 

Reason: To ensure that the proposed access arrangements are safe and suitable for their intended use. 

Condition 9: Car Parking Management Plan 

Prior to first occupation of the development, a Car and Cycle Parking Management Plan shall be submitted to and approved in writing by the local planning authority. It shall include the following:

-  Details of car parking allocation and distribution;

-  Details of the car club regarding the operation, management, and implementation scheme;

-  Methods to minimise on-street car parking;

-  A scheme for the provision and parking of cycles; and,

-  Monitoring required of the Car and Cycle Parking Management Plan to be submitted to and approved in writing in accordance with a timeframe to be agreed by the local planning authority.

The Car and Cycle Parking Management Plan shall be fully implemented before the development is first occupied or brought into use, in accordance with a timeframe agreed by the Local Planning Authority, and thereafter retained for this purpose.

Reason: In the interests of highway safety and to ensure sufficient available on-site car parking and the provision of adequate cycle parking that meets the needs of occupiers of the proposed development and in the interests of encouraging the use of sustainable modes of transport.

HIGHWAY INFORMATIVES:

HCC recommend inclusion of the following Advisory Notes (ANs) to ensure that any works as part of this development are carried out in accordance with the provisions of the Highways Act 1980 and other relevant processes.

AN1) Storage of materials: The applicant is advised that the storage of materials associated with the construction of this development should be provided within the site on land which is not public highway, and the use of such areas must not interfere with the public highway. If this is not possible, authorisation should be sought from the Highway Authority before construction works commence. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

AN2) Obstruction of public highway land: It is an offence under section 137 of the Highways Act 1980 for any person, without lawful authority or excuse, in any way to wilfully obstruct the free passage along a highway or public right of way. If this development is likely to result in the public highway or public right of way network becoming routinely blocked (fully or partly) the applicant must contact the Highway Authority to obtain their permission and requirements before construction works commence. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

AN3) Road Deposits: It is an offence under section 148 of the Highways Act 1980 to deposit mud or other debris on the public highway, and section 149 of the same Act gives the Highway Authority powers to remove such material at the expense of the party responsible. Therefore, best practical means shall be taken at all times to ensure that all vehicles leaving the site during construction of the development are in a condition such as not to emit dust or deposit mud, slurry or other debris on the highway. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

AN4) Where works are required within the public highway to facilitate the new vehicle access, the Highway Authority require the construction of such works to be undertaken to their satisfaction and specification, and by a contractor who is authorised to work in the public highway. Before works commence the applicant will need to apply to Hertfordshire County Council Highways team to obtain their permission and requirements. Their address is County Hall, Pegs Lane, Hertford, Herts, SG13 8DN. Their telephone number is 0300 1234047.

S278 Agreement

Any works within the highway boundary (including alterations to the footway and the proposed site access) will need to be secured and approved via a S278 Agreement with the HCC.

S106 Agreement

A S106 agreement will be required to secure a Construction and Logistics Plan Planning Obligation and support for the Travel Plan.

The S106 agreement should include support of the proposed bus service and a contribution towards the provision of a foot and cycle way along the northern verge of Tolpits Lane linking the site with the Moor Park estate and the underground station within it. 

A Travel Plan for the residential and commercial developments, consisting of a written agreement with the County Council setting out a scheme to encourage, regulate, and promote green travel measures for owners, occupiers, and visitors to the Development in accordance with the provisions of the County Council’s ‘Travel Plan Guidance for Business and Residential Development’, which is subject to a sum of £6,000 towards the County Council’s costs of administrating and monitoring the objectives of the Travel Plan Statement and engaging in any Travel Plan Review.

Community Infrastructure Levy (CIL)

The application site is located within Area C where the TRDC CIL charge is nil.  As such no CIL contribution would be required in relation to the proposed development.

Description of the Proposal

The proposal is for the demolition of two 3-storey offices with underground parking to be replaced by a single 6 storey residential building all with shared underground parking for 1176 cars.

The proposed development includes a 6-storey residential building. The building will comprise: 643 Flats: 226 studio, 216 1-bed, and 201 2-bed.

Site Description

The development site is located in the Wolsey Business Park at the northwest corner of the eastern junction of Tolpits Lane (A4145) and Dwight Road in Watford. At present, the site is occupied by 2 3-storey buildings. Unit 3, Symbio Point is currently used as a secondary school with a temporary planning permission and Unit 4, York House, is used as office space. 

The site is bordered to the east and west by Dwight Road, to the south by Tolpits Lane (A4145) and to the north by the private site access road. Dwight Road is an unclassified local access road with a 30mph speed limit and Tolpits Lane is a principal A-class main distributor road with a 40mph speed limit.

History 

A number of planning applications have been submitted for the existing site as below:

-  17/0848/DIS application for the Discharge of Condition 1 pursuant to Prior Approval 15/1184/PDR. This was granted planning permission.

-  17/0846/DIS application for the Discharge of Condition 1 pursuant to Prior Approval 15/1281/PDR. This was granted planning permission.

-  17/0119/PDR application for the change of use from Office (Class B1) to 120 residential units (Class C3). This application was granted refused.

-  17/0112/PDR application for the change of use from Office (Class B1) to 60 residential units (Class C3). This application was refused. 

-  17/0046/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 5-storey mixed use building to include 332 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking and erection of two 3-storey office buildings. This application was refused. 

-  17/0015/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 5-storey mixed use building to include 274 residential units, 2500sqm office space, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking. This application was refused. 

-  16/2735/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 7-storey mixed use building to include 416 residential units, 2500sqm office space, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking. This application was refused. 

-  16/2709/OUT combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 6-storey mixed use building to include 403 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking and erection of two 3-storey office buildings. This application was refused. 

-  16/2241/PDR application for the change of use from Office (Class B1) to 36 residential units (Class C3). The application was withdrawn. 

- 16/2240/PDR application for the change of use from Office (Class B1) to 120 Residential units (Class C3). The application was withdrawn. 

-  15/1935/FUL combined application for Units 3 and 4 Wolsey Business park for the demolition of two 3-storey office buildings and erection of an 8-storey mixed use building (plus 3-storey basement) to include 401 residential units, leisure and communal facilities, crèche, coffee shop, retail, roof garden, internal arboretum and parking and erection of two 4-storey office buildings. The application was withdrawn. 

- 15/1281/PDR application for the change of use from Office (Class B1) to 71 residential units (Class C3). This was granted planning permission.

-  15/1184/PDR for change of use from Office to 36 Residential Units. This was granted planning permission, subject to suitable conditions. 

-  14/1792/PREAPP pre-application advice sought for redevelopment of site to provide a mixed use development including 346 apartments, gym, swimming pool, cafe, retail store, crèche and underground parking facilities. 

Analysis

As part of the planning application package, the applicant has provided a Transport Assessment (TA) to demonstrate the likely impact of the proposed development on the local highway network. This is as required in Roads in Hertfordshire (section 1 chapter 7).

A Design and Access Statement (DAS) is required for all planning applications that have an impact on the highway, as outlined in Roads in Hertfordshire: Design Guide (section 1 chapter 7). A DAS has been provided for the proposed development and is considered appropriate for the purposes of this planning application.

Policy Review

As part of the Transport Assessment provided for consideration, the applicant has provided evidence of review of the following policy documents:

-  National Planning Policy Framework (2012)

-  National Planning Practice Guidance 

-  Hertfordshire County Council (HCC) highway design guide Roads in Hertfordshire 3rd edition 

-  Relevant Three Rivers District Council core strategies relating to transport and parking requirements

-  Hertfordshire County Council (HCC) Local Transport Plan 3: 2011-2031

-  Active Travel Strategy (HCC April 2013)

-  Rail Strategy (HCC April 2011)

-  Bus Strategy (HCC January 2015)

Trip Generation and Distribution

The applicant has provided a Transport Assessment (TA) with the application package for consideration.

Trip Generation

Existing Land Uses 

The TA provides existing trip generation profiles considering previously agreed trip rates submitted and agreed as part of planning application submissions for application reference numbers: 15/1281/PDR and 15/1184/PDR. This is considered acceptable. 

The TA outlines the existing permitted trip generation profiles for each of the buildings on sites, Units 3 and Unit 4, of the Wolsey Business Park. The lowest approved trip generation profile for each site was used to establish an existing trip generation profile for the total site. This approach is considered acceptable as it presents a worst case scenario when compared to the proposed development.

Unit 3 has 3 permitted uses: Office, Residential and Reach Free School (temporary). The trip profile for each site was provided in the TA and the lowest trip profile was for the permitted residential scheme and is as follows: 

-  AM Peak: 6 arrivals, 22 departures giving 28 two-way

-  PM Peak: 19 arrivals, 8 departures giving 27 two-way

Unit 4 has 2 permitted uses: Office and Residential. The trip profile for each site was provided in the TA and the lowest trip profile was for the permitted residential scheme and is as follows: 

-  AM Peak: 3 arrivals, 3 departures giving 6 two-way

-  PM Peak: 12 arrivals, 8 departures giving 20 two-way

Therefore, the total trip generation profile for the existing land uses for the site is as follows: 

-  AM Peak: 9 arrivals, 25 departures giving 34 two-way

-  PM Peak: 31 arrivals, 16 departures giving 47 two-way

Proposed Land Uses 

The trip rates of the proposed development were generated by interrogating TRICS database. This approach is considered acceptable. 

The TA interrogated the TRICS online database to obtain revised trip rates. 

The following parameters were used for the TRICS interrogation for all land uses: 

-  Residential land use 03 - Residential - C Flats Privately Owned 

-  England only, excluding Greater London; 

-  Excluding Monday, Friday and weekends; 

-  Excluding town centre sites;

-  Average trip rates adopted; and, 

-  Peak Hours 08:00 - 09:00 and 17:00 - 18:00.

The parameters used are considered acceptable. The following trips rates are associated with the above TRICS interrogation: 

-  Residential: 

   -  AM Peak: 0.064 in / 0.232 out

   -  PM Peak: 0.254 in / 0.119 out

The trips rates were agreed as part of the original application and are therefore considered acceptable for the purposes of this assessment.

Using the predicted rates and proposed development areas the associated trips generated by the proposed development at this location would therefore be:

-  Residential: 

   -  AM Peak: 42 arrivals, 150 departures giving 192 two-way

   -  PM Peak: 164 arrivals, 77 departures giving 241 two-way

The total proposed trip generation profile was compared to the existing trip generation profile to establish the net impact at the site. The net trip generation profile for the site is as follows: 

-  AM Peak: 33 arrivals, 125 departures giving 158 two-way

-  PM Peak: 133 arrivals, 61 departures giving 194 two-way

Multi-modal Trip Generation

In addition to the vehicular trip generation profile, the applicant has provided a multimodal trip generation profile for Method of Travel to Work based on 2011 census data for the Moor Park and Eastbury ward. The multi-modal trip generation profile is provided to present the likely methods of travel to / from the site for work purposes. This approach is considered appropriate. The vehicular trips estimated as part of the vehicular trip generation profile for the proposed development were used to extrapolate the number of users by mode. The multi-modal trip generation profile shows a demand for public transport and footway access. Therefore, contributions are being sought to improve connections to the site on foot and cycle and by public transport. 

Trip Distribution

Trip distribution assumptions for the proposed development traffic have been included as part of the TA and trip distributions proportions are derived from observed and synthesised turning movements at the Dwight Road / Tolpits Lane roundabout junction and priority junction of Dwight Road with the site access road. This is considered an acceptable approach.  

Impact on Highway Network 

Junction Assessment

The applicant has provided junction assessments for the priority junction of access road with Dwight Road and the Tolpits Lane and Dwight Road roundabout junction. As requested by HCC in discussions following the original application submission, application reference 15/1935/FUL, the TA includes junction modelling for each junction and assessment where the two junctions are connected. The junction modelling was carried out using industry-standard Junctions 9 software. 

It was agreed as part of discussions following the original application that any resubmission would include an assessment of the opening year plus a 5-year horizon year. As part of the TA for this application, the year of opening would be 2020 and the proposed 5year horizon year 2025. This is considered acceptable for the proposed assessment. 

The applicant has provided growth rates for the horizon years using industry-standard TEMPRO database. This is considered an appropriate method.   

The scenarios modelled as part of the assessment include: 

-  Do Nothing 2020: Base traffic 2020;

-  Do Nothing 2025: Base traffic 2025;

-  Do Something 2020: Base traffic 2020 + development traffic; and, 

-  Do Something 2025: Base traffic 2025 + development. 

The TA summarises the results of both the unlinked and linked junction assessments. The junction model outputs are presented in an appendix of the TA. 

The operational capacity of the unlinked junctions was considered using the RFC (Ratio of Flow to Capacity), queuing and delay for consistency with other planning applications; however, Level of Service (LOS) was also considered for the unlinked junction operational capacity results because the linked junction operational capacity assessments could not produce a RFC value for comparison. This is explained in the summary in the TA for the linked junction assessment which states that as the modelling for the linked junctions uses the lane simulation mode, the results do not specify a RFC value for the junctions. Therefore, the operational capacity of the junctions was considered using the Level of Service (LOS), queuing and delay. Therefore, the LOS is considered for both of the junction capacity assessment scenarios. This is considered acceptable for the purposes of the TA.

Typically the Level of Service (LOS) of a junction in the range of A-D are considered to be acceptable, with LOS A/B most desirable and LOS C/D acceptable. A LOS of E would imply that the operation of the junction is beginning to fail and likely to be operating with congestion and delays. A LOS of F implies that the junction has reached or is over its capacity and is likely to be experiencing severe delays and congestion. The thresholds A-F are based on the queuing delay on each arm. The definitions can be summarised as follows: 

A = Free flow 

B = Reasonably free flow 

C = Stable flow 

D = Approaching unstable flow 

E = Unstable flow 

F = Forced or breakdown flow

Please note that the PCU (Passenger Car Unit) is the equivalent of 1 passenger car or 5.75m in length. 

Unlinked Junction Capacity Assessments

The junction capacity results for the unconnected Tolpits Lane roundabout with Dwight Road demonstrate that in both the AM and PM peak hours in both horizon years and for the Do-Minimum and Do-Something scenarios, the junction will continue to operate within capacity. The junction is likely to experience a maximum RFC of 0.62 with associated LOS of A, a queue of 1.6 PCUs and a predicted total junction arm delay of 6.21 seconds. This will occur during the 2025 AM peak, Do Something scenario for the Tolpits Lane East junction arm. 

The junction capacity results for the unconnected Dwight Road priority T-junction with the site access road demonstrate that in both the AM and PM peak periods in both horizon years and for the Do-Minimum and Do-Something scenarios, the junction is likely to continue to operate within capacity. The junction would experience a maximum RFC of 0.52 with associated LOS of C, a queue of 1.1 PCUs and a predicted total junction arm delay of 15.37 seconds. This would occur during the 2025 PM peak, Do Something scenario for the Site Access Road junction arm. 

Linked Junction Capacity Assessments

The LOS for the Tolpits Lane roundabout is predicted to be A for all junction arms in the AM and PM peak hours. Maximum queues experienced at this junction occur in the AM peak for Tolpits Lane East arm with 1.6 PCUs for the 2025 horizon year and a maximum predicted total junction arm delay of 6.29 seconds. 

The LOS for the Dwight Road and site access road priority T-junction is predicted to be A for all junction arms for the 2020 and 2025 horizon years in the AM peak hour for the Do-Minimum scenario. The junction will likely have a LOS of A for both the Dwight Road junction arms for the Do-Something scenario in both the AM and PM peaks for both horizon years. The site access junction arm was predicted to operate with a LOS of B for Do-Something scenario in the 2020 and 2025 horizon years for the AM peak; however, will operate with a LOS of C for the Do Something scenario in the 2020 and 2025 horizon years in the PM peak. However, queuing at this junction would not exceed 1.1 PCUs at the junction with a maximum predicted total junction arm delay of 16.51 seconds.

Summary

The results indicate that the junction is likely to operate within desired thresholds with LOS under D, acceptable levels of queuing and delays for all public highway links. 

The junction capacity test results indicate that the additional traffic added to the network as a consequence of the proposed development is not likely to have a detrimental impact on the operation of the highway network in the vicinity of the proposed development. 

Highway Layout

Highway Safety

The applicant has provided detailed collision data as part of the TA for the surrounding road network. This approach is considered acceptable.  A review of the 5 years of collision data from 1st December 2011 to 31st November 2016, obtained from HCC reveals that there were 26 collisions resulting in injury in the vicinity of the site, all of which are designated slight collisions. There have been a total of 41 personal injuries resulting from these collisions. 

There were 5 locations identified as part of the review where more than one collision occurred, as provided below:

-  A4145 Tolpits Lane, North of Croxley View junction: 4 PICs were all human error including failing to look, reckless driving, following too close and loss of control. One of these collisions involved a pedestrian.

-  A4145 Tolpits Lane/Croxley View: 5 PICs, 1 involved pedestrians. 5 collisions involved parking manoeuvres outside shops in the vicinity of the junction. Contributing factors include failing to look properly, reckless driving and wet road surface.

-  A4145 Tolpits Lane/ Chaffinch Lane: 2 PICs. One due to loss of control on wet surface and the other a consequence of driver travelling too close to a stopping vehicle. 

-  A4145 Tolpits Lane, west of Dwight Road: 4 PICs at this location involved turning manoeuvres at entry to or exit from access roads from Tolpits Lane and were caused by misjudgement of speed or failure to look. 

-  A4145 Moor Lane/Sandy Lodge Road: 3 PICs. Contributing factors, failure to look properly, excessive speed, loss of control and slippery road surface. 

The review of the collision data in the vicinity of the proposed development site does not present any safety issues with the highway and all collisions appear to have human judgement errors as contributing factors. Therefore, the proposed development is not expected to impact significantly on the safe operation of the local highway.

Vehicle Access

The proposed development would utilise the existing site access road from Dwight Road. The proposed development includes a new access from the site access road, providing access to an underground level which includes underground parking for motorcycles, electric cars and access to the car parking spaces.

The internal layout of the basement level appears to operate under a one-way system. However, the layout at this stage is not finalised and would be agreed as part of reserved matters. Exact dimensions of the parking bays as well as the spacing between them are required to be provided by the applicant at the reserved matters stage. In addition, swept path assessments would be required to demonstrate that cars could enter, manoeuvre through and depart the site in a forward gear.

The HCC DM Implementation team were consulted on the access arrangements for the proposed development site for a similar scheme at this location with the same access arrangements. As the site access road is not adopted by HCC, and not likely to be, so they had no formal comments to make; however, there is concern related to the stop and reverse requirement for an HGV accessing the servicing areas for the proposed development. Therefore, evidence should be provided under the reserved matters to support that the largest servicing vehicles can be access the site safely and will not seek to park on Dwight Road to carry out any refuse collection, servicing or delivery at the site. 

Pedestrian Access

It is proposed that the development would utilise the existing site access road and existing pedestrian facilities. The layout indicates that there will be hardstanding available for pedestrians to safely travel through the site and access existing footways on Dwight Road or footpaths through Moors Park. This is considered acceptable.  

Swept Path Analysis

The applicant has not provided swept path assessments for the servicing areas, or access to the car park and car parking spaces. However, as this is an outline application this is not considered necessary and swept path assessments would be required at the reserved matters stage.  

Road Safety Audit

A Stage 1 Road Safety Audit would be required to illustrate that the new access arrangements are safe and appropriate for the size of the development. As outlined in the meeting minutes provided in the appendices from a meeting with HCC, the transport consultant and the developer, ‘the execution of a Stage 1 Road Safety Audit as part of the S38/S278 process will be stated in the TA for the resubmission’. The applicant states that a Stage 1 road safety audit for the site access would be conducted under a Section 38 agreement or a Section 278 agreement. This is considered appropriate.

Refuse and Service Delivery

The applicant has stated in the TA that there will be 3 servicing areas for servicing, delivery and collection for the development site. Locations of the refuse store have been provided as part of the servicing and delivery arrangements as they are demonstrated on the site layout plan. A Refuse, Servicing and Delivery Plan is required to ensure that suitable vehicles would be able to access the appropriate bays, etc.  It is stated in the TA that vehicle swept path assessments within the site at ground and basement levels will be submitted under reserved matters. Due to the nature of the application as outline, this is considered acceptable.  

Parking 

The applicant has stated that the proposed development would provide 1176 car parking spaces, including 50 disabled spaces and 20 electric car spaces.

Three Rivers District Council’s parking standards set out the following maximum car parking provisions: 

-  1.75 space per 1-bed flats; 

-  2-spaces per 2 bed flats; and,

-  2.25 spaces for 3-bed flats

As the site is located in Zone 4 of the TRDC Accessibility zones, the parking provisions can be within 75-100% of the maximum car parking standards. 

According to the Three Rivers District Council’s parking standards, the maximum permitted car parking spaces for the proposed developments has been calculated in the TA to be equal to 1176 spaces. The applicant proposes the provision of 1176 car parking spaces, equal to 100% of the maximum allowed car parking provision. This is considered acceptable. However, it is ultimately the decision of the LPA to determine the suitability of the proposed car parking provisions. 

Car Club

The applicant has stated in the TA that a car club with 20 electric cars would be provided with the development. Operation and management of the car club will be outsourced. There will be a variety of vehicle sizes and type. 

Parking Layout 

The exact dimensions of the proposed parking bays has not been provided. As this is an outline planning application, this is considered acceptable. However, as part of reserved matters, the applicant would be required to provide dimensions and suitable swept path assessments demonstrating that vehicles can safely enter and depart from the car parking spaces safely and both enter the site and manoeuvre within it to depart in a forward gear.

Cycle Parking Provisions 

The applicant stated in the TA that provision of 660 cycle parking spaces would be included as part of the proposed development. 

Three Rivers District Council’s parking standards set out the of 1 long-term space per 2 residential flats; however, Appendix 5 of Three Rivers District Local Plan (July 2013) provides cycle parking standards as 1 long-term space per unit if no garage or shed is provided.  

Therefore, considering both minimum standards, the minimum required cycle parking spaces, according to Three Rivers District Council, is either 322 or 643. Therefore, the provision of 660 cycle parking spaces proposed is considered acceptable. However, it is ultimately the decision of the LPA to determine the suitability of the proposed cycle parking provisions.

The provision of cycling parking spaces would be implemented via the provision of carousel compounds across the proposed development. Additionally, the provision of a cycle club of 60 electric bicycles is proposed in the submitted TA. The effective and sustainable management of the club should be set out as part of the Travel Plan for the proposed scheme.

MotorCycle Parking Provisions 

The applicant has proposed 60 motorcycle parking spaces for the proposed development. TRDC standards state that 5% of car parking available should be motorcycle parking. Therefore, with a provision of 1176 car parking spaces, 59 motorcycle spaces should be included. Therefore, 60 motorcycle spaces is in line with the minimum standards. However, it is ultimately the decision of the LPA to determine the suitability of motorcycle parking provisions.

Car Parking Management Plan

The applicant has acknowledged the requirement of a car parking management plan (CPMP) and this is acceptable. A CPMP will be conditioned.

Accessibility

Public Transport

The proposed development site is not currently serviced by any bus services.

At present, the site serviced by Croxley and Moor Park Metropolitan Line stations and is midway between the two. There are footpaths across the Moor that would provide walking or cycling access to Croxley station from the site. Moor Park is currently accessed by people walking along the unsuitable north verge of Tolpits Lane.

The area will soon benefit from the planned Metropolitan Line Extension (formerly known as the Croxley Rail Link) which will connect Watford

Junction and Croxley stations and will include two new stations in west Watford. The nearest, Cassiobridge station, will be some 1500m or 28 minutes walking distance from the application site.

A bus service is proposed as part of the application submission. This would enhance the sustainability of the Moors site. The proposals are provided in a document with associated costs in the appendix of the TA. The proposed bus routes would be: 

- Wolsey Business Park (The Moors) - Rickmansworth station

- Wolsey Business Park (The Moors) - Watford Junction station

The proposed bus services are the same as those submitted as part of a previous application, reference 16/2497/FUL, have been reviewed and bus operator Arriva was contacted to discuss the proposals. It was noted that the fees associated with the cost breakdown in the appendix would need to be amended as they are dated July 2015 and costs will need to be derived to reflect the time when the service would start. It should also be noted that the patronage of the bus service may be affected with the extension of the Metropolitan Line. 

HCC are aware, from contacts at the business park, of an interest in improved bus services. At present there is a shuttle bus operated by Camelot for their staff, it is unknown whether this would continue with the implementation of improved bus service. As was previously expressed, HCC are in favour of the Watford service option and the option 2 timetable offering higher frequency services in the AM and PM peak periods which may be attractive to surrounding businesses as well as commuters from the new development. HCC would accept a lower frequency on Saturday/Sunday, i.e. hourly. In relation to viability, the greater the number of units, the greater the potential patronage of the bus service especially for daytime services.

HCC passenger transport liaison team would prefer that the developer’s contribution towards this service were made a payment to them via a S106 agreement. That would enable them to put on something potentially more appropriate to the network at the time and responsive to demand.  

Walking and Cycling

At present, the neighbourhood is flat and the applicant considers it walkable. There are no footways on Tolpits Lane. Footways are provided on both sides of Dwight Road from the roundabout junction with Tolpits Lane to the junction with Dwight Road and Dwight Road running east to west has a footway on its south side. 

At present, pedestrians from the existing site can access traffic free footpaths that connect to the east, west and north of the site. The footpath routes are as follows:

-  Ebury Way to Rickmansworth and Watford; and,

-  Public footpath Croxley Green 017 across Common Moor to Croxley.

Existing arrangements for cyclists include easy access to the Ebury Way cycle route that forms part of the National Cycle Route 6 which connects from Uxbridge in the south and Watford and St Albans to the northeast. As previously mentioned, this is a traffic-free route. The route would connect cyclists to Uxbridge, Rickmansworth, Watford and St. Albans. Tolpits Lane is not conducive to cycling. 

Travel Plan

As part of the TA, the consultant has included a Framework Travel Plan (FTP). The FTP is suitable to provide information to demonstrate that a full Travel Plan (TP) for the residential element of the site and Travel Plan Statements for the office and gym uses, would be implemented. At the appropriate time, a full Travel Plan and Travel Plan Statements will be required to encourage the use of sustainable transport modes and to reduce the reliance on private cars and to ensure minimal impact to the highway safety and function as a consequence of the development. Any TP submitted will have to be in line with HCC’s guidance set out in the County Council’s document ‘Hertfordshire’s Travel Plan Guidance for Business and Residential Development’ as set out at 

http://www.hertfordshire.gov.uk/services/transtreets/highways/highwaysinfo/hiservicesforbus/devmanagment/greentravelplans1/.

The FTP has been reviewed, and the following comments should be considered for preparation of the future full Travel Plan(s). 

General

-  National and local policy background to be included in Travel Plan

Travel Plan management

-  Travel Plan co-ordinator details to be provided on appointment and details of secondary contact in case of personnel changes

-  An outline of the duties assigned to the co-ordinator, time allocated to the role, frequency on site.

-  A statement from a member of senior management demonstrating commitment to the success of the plan.

-  A Travel Plan group is mentioned - details are needed of potential membership, frequency of meetings

-  Identification of relevant stakeholders/external partners whose involvement will be required for the success of the plan - eg bus operators, cycling groups, cycle shops, car club provider etc 

Measures

-  Residential travel pack contribution - discount vouchers mentioned for public transport/cycling/walking - suggested contribution contained in Appendix E of the HCC guidance.

Targets, monitoring and action plan

-  Template to be completed.

-  Baseline mode split data to be established on first survey.

-  Interim modal shift targets - target only provided for reduction in car mode share over whole plan period - need yearly targets or as minimum for years 1, 3 and 5 and give targets for increases in other sustainable modes.

-  Confirmed mode shift targets - to be submitted following initial survey.

-  Monitoring - full surveys required to obtain meaningful numbers of responses.  Multi-modal counts would also be useful to provide a fuller picture in years 1, 3 and 5.

-  Travel plan review - review of travel plan and progress towards targets and identification of additional measures necessary in year 1, 3 and 5.

-  Evaluation and support fee to be provided

Construction

As part of the TA, the applicant has provided an indicative construction programme for consideration and the information provided is considered appropriate. A full Construction Traffic Management Plan will be required to ensure construction vehicles will not have a detrimental impact on the vicinity of the site and a condition will be required to provide adequate parking for construction vehicles on-site to prevent on-street conflict and impacts to the highway safety. 

A Construction Traffic Management Plan would be required for all phases of the construction, including demolition, excavation of the substantial basement and construction of all elements of the building (basement car parking levels through to the buildings above. It is expected that for a basement car park of this magnitude, there would be significant trips associated with the excavation phase. Measures would also be required to protect users of the local road network from hazards arising from undue damage caused from its use by large numbers of HGVs associated with the demolition and excavation phases of the project.

Planning Obligations / Community Infrastructure Levy (CIL)

It is the policy of the County and District Councils to seek planning obligations to mitigate the effects of development. HCC’s requirements in respect of highways and transport are set out in section 11 of the document ‘Planning Obligations Guidance - Toolkit for Hertfordshire (Hertfordshire County Council's requirements)’. This can be read and downloaded from http://www.hertsdirect.org/your-council/hcc/resandperf/hertsprop/planningobs/.

A S106 Agreement will be required to secure a Construction Traffic Management Plan Planning Obligation and support for the Travel Plan.

The applicant has proposed the funding of a bus service passing the site. This should be secured by S106 agreement. The S106 agreement should include a contribution towards the provision of a foot and cycle way along the northern verge of Tolpits Lane. 

Summary

HCC as highway authority has reviewed the application submission and raise no objection of the development, subject to the imposition of suitable planning conditions.

Housing Development Officer [Concerns raised]

APPLICATIONS A (17/1013/OUT) & B (17/1015/OUT)
Policy CP4 of the Adopted Core Strategy requires 45% of new housing to be provided as Affordable Housing, unless it can be clearly demonstrated with financial evidence that this is not viable. The NPPF doesn’t state that developers should be seeking to provide 35% social housing where possible. As a guide the tenure split should be 70% social rented and 30% intermediate. 

Policy CP3 of the adopted Core Strategy (2011) sets out the proportions that should form the basis for housing mix in development proposals submitted to Three Rivers District Council. Proposals should broadly be for 30% 1-bed units, 35% 2-bed units, 34% 3-bed units and 1% 4+ bed units. However, identified need for affordable housing suggests the following preferred mix: 22% 1-bed units, 50% 2-bed units (mainly 2 bed - 4 person), 24% 3 bed units and 4% 4 + bed units.  This mix only applies to the site’s affordable units. 

As per the proposed Affordable Housing Statement and Design and Access Statement, this site has already two prior approvals on a 107 unit scheme that was exempt from affordable housing provision (15/1281/PRD for 71 units and 15/1184/PDR for 36 units) and 45% of an additional 73 units across the two sites has been offered as affordable housing (17/1013/OUT for 120 units and 17/1015/OUT for 60 units). The total amount of affordable housing offered under applications 17/1013/OUT and 17/1015/OUT is 33 units. We consider this reasonable.

The Design and Access Statement and the Affordable Housing Statement also state that the tenure split will be 23% socially rented and the remaining 77% intermediate in accordance with the SHMA 2010 and that the housing mix is studios and 1-bed units. This does not comply with our policy. I therefore would like the tenure split changed to 70% social rented and 30% intermediate and the housing mix changed as per our policy even if it means that a smaller amount of units are provided. 
APPLICATION C (17/1179/OUT)

Policy CP4 of the Adopted Core Strategy requires 45% of new housing to be provided as Affordable Housing, unless it can be clearly demonstrated with financial evidence that this is not viable. The NPPF doesn’t state that developers should be seeking to provide 35% social housing where possible. As a guide policy CP4 states that the tenure split should be 70% social rented and 30% intermediate. The SHMA 2016 states that policies seeking a mix of affordable housing provision where 20% is intermediate and 80% is social/affordable rent would be appropriate. 

Policy CP3 of the adopted Core Strategy (2011) sets out the proportions that should form the basis for housing mix in development proposals submitted to Three Rivers District Council. Proposals should broadly be for 30% 1-bed units, 35% 2-bed units, 34% 3-bed units and 1% 4+ bed units. 

However, identified need for affordable housing suggests the following preferred mix: 22% 1-bed units, 50% 2-bed units (mainly 2 bed - 4 person), 24% 3 bed units and 4% 4 + bed units.  This mix only applies to the site’s affordable units. 

As per the proposed Affordable Housing Statement, 45% affordable housing has been offered in accordance to CP4. This is a total of 290 units. Also the statement indicates that the house mix will be 40% studios (116 units), 40% 1-bed units (116 units) and 20% 2-bed units (58 units). This does not comply with policy CP3. There is no mention in your Statement to the proposed tenure split. I therefore would like the tenure split to be 70% social rented and 30% intermediate and the housing mix changed as per our policy even if it means that a smaller amount of units can be provided in the same square footage of affordable housing. A cash S106 contribution equivalent to the social housing ratio to be agreed by TRDC and the applicant could be considered.

Herts Archaeology [No objection]

APPLICATIONS A (17/1013/OUT), B (17/1015/OUT) & C (17/1179/OUT)
The development itself, however, is located within the footprint of a former asbestos factory, and an Environmental Search submitted with application 8/17/0046 stated that the property ‘may constitute “contaminated land” as defined by Part2A of the Environmental Protection Act 1990’ (P. 3).  A desk-top contamination report by Brownfield Solutions Ltd also submitted with the said planning application says that ground levels have been reduced across the site to remove asbestos contamination. The report also says that further asbestos contamination may still be present (paragraph 3.5.1).

Therefore on the basis of the above information, and that this current application proposes replacing the existing buildings on a similar footprint, 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.

Herts Property Services [No objection]

APPLICATIONS A (17/1013/OUT), B (17/1015/OUT) & C (17/1179/OUT)
I refer to the above mentioned application and am writing in respect of planning obligations sought by the County Council towards fire hydrants to minimise the impact of development on Hertfordshire County Council Services for the local community.

Based on the information provided to date we would seek the provision of fire hydrant(s), as set out within HCC's Planning Obligations Toolkit. We reserve the right to seek Community Infrastructure Levy contributions towards the provision of infrastructure as outlined in your R123 List through the appropriate channels.

All developments must be adequately served by fire hydrants in the event of fire. The County Council as the Statutory Fire Authority has a duty to ensure fire fighting facilities are provided on new developments. HCC therefore seek the provision of hydrants required to serve the proposed buildings by the developer through standard clauses set out in a Section 106 legal agreement or unilateral undertaking. 

Buildings fitted with fire mains must have a suitable hydrant provided and sited within 18m of the hard-standing facility provided for the fire service pumping appliance. 

The requirements for fire hydrant provision are set out with the Toolkit at paragraph 12.33 and 12.34 (page 22). In practice, the number and location of hydrants is determined at the time the water services for the development are planned in detail and the layout of the development is known, which is usually after planning permission is granted. If, at the water scheme design stage, adequate hydrants are already available no extra hydrants will be needed. 

Section 106 planning obligation clauses can be provided on request.

Justification

Fire hydrant provision based on the approach set out within the Planning Obligations Guidance - Toolkit for Hertfordshire (Hertfordshire County Council's requirements) document, which was approved by Hertfordshire County Council's Cabinet Panel on 21 January 2008 and is available via the following link:  www.hertsdirect.org/planningobligationstoolkit 

The County Council seeks fire hydrant provisions for public adoptable fire hydrants and not private fire hydrants. Such hydrants are generally not within the building site and are not covered by Part B5 of the Building Regulations 2010 as supported by Secretary of State Guidance "Approved Document B".

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

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

Recognition that contributions should be made to mitigate the impact of development are set out in planning related policy documents. The NPPF states "Local planning authorities should consider whether otherwise unacceptable development could be made acceptable through the use of conditions or planning obligations. Conditions cannot be used cover the payment of financial contributions to mitigate the impact of a development (Circular 11/95: Use of conditions in planning permission, paragraph 83).

All developments must be adequately served by fire hydrants in the event of fire. The County Council as the Statutory Fire Authority has a duty to ensure fire fighting facilities are provided on new developments. The requirements for fire hydrant provision are set out with the Toolkit at paragraph 12.33 and 12.34 (page 22).

(ii) Directly related to the development; 

Only those fire hydrants required to provide the necessary water supplies for fire fighting purposes to serve the proposed development are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.

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

Only those fire hydrants required to provide the necessary water supplies for fire fighting purposes to serve the proposed development are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.

I would be grateful if you would keep me informed about the progress of this application so that either instructions for a planning obligation can be given promptly if your authority if minded to grant consent or, in the event of an appeal, information can be submitted in support of the requested provision.

I trust the above is of assistance if you require any further information please contact the Development Services team.

HCC Lead Local Flood Authority [No objection, condition requested]
APPLICATION A (17/1013/OUT)

Following a review of the Flood Risk and Hydrogeology Assessment carried out by Envirocentre reference 6323 dated October 2016 and the supporting SuDS statement, we can confirm that we have no objection in principle on flood risk grounds and advise the LPA that the proposed development site can be adequately drained and mitigate any potential existing surface water flood risk if carried out in accordance with the overall drainage strategy.

The proposed drainage strategy is based upon attenuation and discharge into Thames Water sewer restricted to 5l/s. We note that it is propose that the site will be designed to cater for the 1 in 100 year rainfall plus climate change event and it is anticipated to re-use the surface water where possible within the development.

Although we are satisfied at this stage that the proposed development could be allowed in principle, the applicant will need to provide further information to ensure that the proposed development can go ahead without posing an unacceptable flood risk. As the proposed scheme has yet to provide the final detail and in order to secure the principles of the current proposed scheme we recommend the following planning condition to the LPA should planning permission be granted:

LLFA position

We consider that outline planning permission could be granted to the proposed development if the following planning condition is included as set out below.
Condition

No development approved by this planning permission shall take place until a detailed surface water drainage scheme has been submitted to, and approved in writing by, the local planning authority. The surface water drainage system will be based on the submitted Flood Risk and Hydrogeology Assessment carried out by Envirocentre reference 6323 dated October 2016 and the supporting SuDS statement.


The surface water drainage scheme should include;
1. Limiting the surface water run-off generated by the 1 in 100 year + climate change critical storm so that it will not exceed the run-off from the undeveloped site and not increase the risk of flooding off-site.

2. Providing attenuation to ensure no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change event

3. Implementing the appropriate drainage strategy based on attenuation and discharge, using appropriate SuDS measures.

4. Detailed surface water calculations and modelling for all rainfall events up to and including the 1 in 100 year + climate change event.

5. Details of how the scheme shall be maintained and managed after completion.

6. Detailed engineered drawings of the proposed SuDS measures


The scheme shall be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements embodied within the scheme, or within any other period as may subsequently be agreed, in writing, by the local planning authority.

Reason

To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the site. To reduce the risk of flooding to the proposed development and future users.

APPLICATION B (17/1015/OUT)
Following a review of the Flood Risk and Hydrogeology Assessment carried out by Envirocentre reference 6626 dated October 2016 and the supporting SuDS statement, we can confirm that we have no objection in principle on flood risk grounds and advise the LPA that the proposed development site can be adequately drained and mitigate any potential existing surface water flood risk if carried out in accordance with the overall drainage strategy.

The proposed drainage strategy is based upon attenuation and discharge into Thames Water sewer restricted to 5l/s. We note that it is propose that the site will be designed to cater for the 1 in 100 year rainfall plus climate change event and it is anticipated to re-use the surface water where possible within the development.


Although we are satisfied at this stage that the proposed development could be allowed in principle, the applicant will need to provide further information to ensure that the proposed development can go ahead without posing an unacceptable flood risk. As the proposed scheme has yet to provide the final detail and in order to secure the principles of the current proposed scheme we recommend the following planning condition to the LPA should planning permission be granted:


LLFA position


We consider that outline planning permission could be granted to the proposed development if the following planning condition is included as set out below.

Condition

No development approved by this planning permission shall take place until a detailed surface water drainage scheme has been submitted to, and approved in writing by, the local planning authority. The surface water drainage system will be based on the submitted Flood Risk and Hydrogeology Assessment carried out by Envirocentre reference 6626 dated October 2016 and the supporting SuDS statement.


The surface water drainage scheme should include;


1. Limiting the surface water run-off generated by the 1 in 100 year + climate change critical storm so that it will not exceed the run-off from the undeveloped site and not increase the risk of flooding off-site.

2. Providing attenuation to ensure no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change event

3. Implementing the appropriate drainage strategy based on attenuation and discharge, using appropriate SuDS measures.

4. Detailed surface water calculations and modelling for all rainfall events up to and including the 1 in 100 year + climate change event.

5. Details of how the scheme shall be maintained and managed after completion.
6. Detailed engineered drawings of the proposed SuDS measures


The scheme shall be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements embodied within the scheme, or within any other period as may subsequently be agreed, in writing, by the local planning authority.


Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the site.  To reduce the risk of flooding to the proposed development and future users.

HCC Waste & Minerals Planning Team [Advisory comments]
APPLICATIONS A (17/1013/OUT), B (17/1015/OUT) & C (17/1179/OUT)
I am writing in response to the above planning application insofar as it raises issues in connection with minerals and waste matters. Should the district council be minded to permit this application, a number of detailed matters should be given careful consideration. 

The application site is located within Employment Land Area of Search (ELAS) 212, Tolpits Lane as designated within the Waste Site Allocations document, adopted July 2014. 

It is considered that ELAS that are predominantly used for general industry (B2) and storage and distribution (B8) are compatible with waste management uses. As such, the proposed application with a mixed use comprising A1, A3, B1(a), D1 and D2 uses is not compatible with the purpose of designating the site in the Waste Site Allocations document. The council does not wish to see the loss of identified ELAS for non-waste use. Whilst on this occasion the county council does not wish to object to this particular planning application due to there being sufficient land remaining in ELAS212 to be brought forward for waste management uses, the council reserves the right to object to further applications within the ELAS where it is felt that there would be a significant change of use from employment generating uses. The council is already aware of other applications for non-waste use already proposed in ELAS212 and will monitor the cumulative loss of the ELAS to other uses. 

The applicant should be made aware that there is the potential for waste management uses in adjoining units should there be a future requirement in this area in accordance with the ELAS SPD, adopted October 2015, which provides further planning guidance into the suitability of waste related development on the identified ELAS. 

Government policy seeks to ensure that all planning authorities take responsibility for waste management. This is reflected in the county council’s adopted waste planning documents. In particular, the waste planning documents seek to promote the sustainable management of waste in the county and encourage districts and boroughs to have regard to the potential for minimising waste generated by development. 

Most recently, the Department for Communities and Local Government published its National Planning Policy for Waste (October 2014) which sets out the following: 

‘When determining planning applications for non-waste development, local planning authorities should, to the extent appropriate to their responsibilities, ensure that:

· the likely impact of proposed, non- waste related development on existing waste management facilities, and on sites and areas allocated for waste management, is acceptable and does not prejudice the implementation of the waste hierarchy and/or the efficient operation of such facilities; 
· new, non-waste development makes sufficient provision for waste management and promotes good design to secure the integration of waste management facilities with the rest of the development and, in less developed areas, with the local landscape. This includes providing adequate storage facilities at residential premises, for example by ensuring that there is sufficient and discrete provision for bins, to facilitate a high quality, comprehensive and frequent household collection service; 
· the handling of waste arising from the construction and operation of development maximises reuse/recovery opportunities, and minimises off-site disposal.’ 
This includes encouraging re-use of unavoidable waste where possible and the use of recycled materials where appropriate to the construction. In particular, you are referred to the following policies of the adopted Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document 2012 which forms part of the Development Plan. The policies that relate to this proposal are set out below: 

Policy 1: Strategy for the Provision for Waste Management Facilities. This is in regards to the penultimate paragraph of the policy; 

Policy 2: Waste Prevention and Reduction: & 

Policy 12: Sustainable Design, Construction and Demolition.

In determining the planning application the district council is urged to pay due regard to these policies and ensure their objectives are met. Many of the policy requirements can be met through the imposition of planning conditions. 

Waste Policy 12: Sustainable Design, Construction and Demolition requires all relevant construction projects to be supported by a Site Waste Management Plan (SWMP). This aims to reduce the amount of waste produced on site and should contain information including types of waste removed from the site and where that waste is being taken to. Good practice templates for producing SWMPs can be found at: 

http://www.smartwaste.co.uk/ or http://www.wrap.org.uk/category/sector/waste-management. 

SWMPs should be passed onto the Waste Planning Authority to collate the data to assist with waste planning and monitoring by understanding the quantities of construction and demolition waste that is being produced and requires managing. 

The county council as Waste Planning Authority would be happy to assess any SWMP that is submitted as part of this development either at this stage or as a requirement by condition, and provide comment to the district council. 

This planning application does not appear to be supported by a Site Waste Management Plan, with the Design and Access Statement not providing any details regarding waste management during demolition and construction stages for the proposed development.

The council would expect a SWMP to be submitted which aims to reduce the amount of waste produced on site and should contain information including types of waste removed from the site and where the waste is being taken, to provide a means of recording the sustainable management of waste. The SWMP is a live document that evolves with the development as it progresses on site. Whilst the plan must be written at the construction design stage, it should be maintained during the whole project and cover demolition and construction stages. The county council seeks to ensure that waste materials are managed efficiently, waste is disposed of legally and material recycling, reuse and recovery is maximised through the most appropriate means. 

It is expected that the estimated tonnages of waste is provided which can then be compared upon completion of the development, with the actual waste arisings. The SWMP should record any deviation from the plan, lessons learnt from the project and recording of potential cost savings to be applied to future projects. 

Furthermore, when considering a development of this scale which includes leisure and retail facilities that could attract a large number of visitors, there may be scope to accommodate a local recycling centre. This would encourage a further increase in recycling rates on the site and in the immediate surrounding area. 

With regard to mineral matters, the site is located within the sand and gravel belt. There are unlikely to be significant mineral (sand and gravel) deposits within the area in question, however, the relevant Policy 5 within Hertfordshire Minerals Local Plan Review 2002-2016, adopted March 2007 states that mineral extraction will be encouraged prior to other development taking place where the mineral would otherwise be sterilised. 

On this basis, development may give rise to ‘opportunistic’ use of some limited or poorer quality minerals at the site that could be utilised in the development itself. Examination of these opportunities would be consistent with the principles of sustainable development.
Hertfordshire Ecology [Advisory comments, condition requested]

APPLICATIONS A (17/1013/OUT), B (17/1015/OUT) & C (17/1179/OUT)
The application site sits adjacent to the southern boundary of the Croxley Common Moor SSSI and LNR, and I am aware that there are outstanding issues regarding potential increase in recreational use and as a commuting route to the nearby Croxley Underground Station. These issues will need to be resolved in consultation with Natural England who are the statutory body ultimately responsible for the SSSI. 

South of the application site is the Hamper Mill Lakes Local Wildlife Site (LWS). This area has been designated for is mosaic of habitats including open and running water, semi-improved neutral grassland and marginal habitats. There are also records of rare species such as bee orchids. As with the SSSI/LNR a building of this many residential dwellings could see an increase in recreational pressure and the number of dogs and cats present within the area which could impact both the habitats and some of the species present. Careful consideration should be taken by the applicant on how they intend to limit potential impacts on this area. 

I note that the building plans detailed in the application do not match the plans outlined in the Preliminary Ecological Appraisal. The Phase 1 Habitat Survey conducted in 2014 would now be considered out of date and should really be removed from the submission as it merely duplicates what is said in the Preliminary Ecological Appraisal. 

At previous points when similar applications at this location have been submitted Hertfordshire Ecology has advised that a biodiversity sympathetic lighting scheme is necessary considering the habitats to the north and south of the application site. I would therefore recommend that the following condition be included with any planning decision.

Prior to occupation a “lighting design strategy for biodiversity” for features or areas to be lit, shall be submitted to and approved in writing by the local planning authority. The strategy shall:

a) Identify those areas/features on site that are particularly sensitive for nocturnal species and that are likely to cause disturbance in or around their breeding sites and resting places or along important routes used to access key areas of their territory, for example, for foraging; and 
b) show how and where external lighting will be installed (through the provision of appropriate lighting contour plans and technical specification) so that it can be clearly demonstrated that areas to be lit will not disturb or prevent the above species using their territory or having access to their breeding sites and resting places. 
All external lighting shall be installed in accordance with the specifications and locations set out in the strategy, and these shall be maintained thereafter in accordance with the strategy. Under no circumstances should any other external lighting be installed without prior consent from the local planning authority.
Fire Protection [Advisory comments]

APPLICATIONS A (17/1013/OUT) & C (17/1179/OUT)
Thank you for your letter dated 6 June 2017, enclosing a copy of the Planning Application and drawings in respect of the above premises. 

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. Water supply is not sufficient. For any assistance with water supplies contact Cathy Price at 01992 507521 email: cathy.price@hertfordshire.gov.uk
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.
Landscape Officer [Objection]

APPLICATIONS A (17/1013/OUT, B (17/1015/OUT) & C (17/1179/OUT)
My comments are much the same as the previous applications including 17/2709/OUT, 170015/OUT, and 16/2497/FUL.

Once again, I have read the Biodiversity Officer’s comments and fully support all the raised points in the report. Any threat to a Site of Special Scientific Interest (SSSI) and Local Nature Reserve is unacceptable. The light pollution, footfall, and the possible future pressure on surfaced paths within the SSSI site would pose a threat to the rare and threatened Red Book species on the site and a further threat to the SSSI site losing its status. Considering DEFRA have highlighted that 60% of SSSI sites are poorly managed, Croxley Common Moor is managed to high conservation standard and has community participatory involvement from The Friends of Croxley Common Moor. 

Due to the above reasons I cannot support this outline application.

Highways Agency [No objection]

APPLICATIONS A (17/1013/OUT) & B (17/1015/OUT)
Offer no objection.

Local Plans [Objection]
APPLICATION A (17/1013/OUT)

The site proposed for redevelopment forms part of the Tolpits Lane Employment Site as allocated by the adopted Site Allocations LDD (November 2014). Policy SA2 of the Site Allocations LDD states that allocated employment sites will be safeguarded for business, industrial and storage or distribution uses. 

Policy CP6 of the adopted Core Strategy (October 2011) seeks to support the sustainable growth of the economy in Three Rivers by continuing to focus employment use within the key employment areas within the District including Tolpits Lane. This is supported by the recent Article 4 Direction restricting office to residential and light industrial to residential permitted development rights, coming in to force from August 2017. Policy CP6 also states that office space will be released from employment use where there is expected to be surplus to employment needs across the plan period as indicated by an up to date Employment Study. The recently published South West Herts Economic Study (February 2016) states that the estimated jobs growth during the period from 2013 to 2036 will be 8400 jobs. There shall, in fact need to be an increase in employment space during this period. 

As stated above the site is not allocated for housing in the Site Allocations LDD and does not form part of the District’s housing supply and must therefore be considered as a windfall housing site. Policy CP2 of the Core Strategy states that applications for windfall sites will be considered on a case by case basis having regard to:

i The location of the proposed development, taking into account the Spatial Strategy

ii The sustainability of the development and its contribution to meeting local housing needs

iii Infrastructure requirements and the impact on the delivery of allocated housing sites

iv Monitoring information relating to housing supply and the Three Rivers housing target.

The Spatial Strategy states that new development will be directed towards previously developed land and appropriate infilling opportunities within the urban areas of the Principal Town (Rickmansworth) and Key Centres (South Oxhey, Croxley Green, Abbots Langley, Chorleywood, Leavesden and Garston and Mill End) which have been identified as the most sustainable locations within the District. More limited levels of new development will be directed towards Secondary Centres (Kings Langley, Carpenders Park, Eastbury, Oxhey Hall, Maple Cross and Moor Park). Place shaping policies PSP1, PSP2 and PSP3 set out the proportion of development that will be directed towards each.

The proposed site is not within the boundaries of the Key Town, Key Centres or Secondary Centres identified by the Core Strategy. Essentially Tolpits Lane Employment Area is an ‘out of town’ employment area and is in a relatively isolated location. 

The nearest station is just over 1km away as the crow flies, however, the  walk to the station will be a over 3km  and involve walking along Tolpits Lane (which has no footpaths) a cycle path and then across a main carriageway. An alternative route of just over 1.1km would involve walking through the employment area and across Croxley Common Moor (which is a Site of Special Scientific Interest and a Local Nature Reserve) where there is a public right of way but with no formal footpath and no lighting.

The site is not serviced by public bus routes, Tolpits Lane itself lacks footpaths and there is no specific provision for cyclists on the highway. The site is isolated from key services including schools and health care facilities and does not have easy access to existing community facilities and retail options. The nearest bus stop is nearly a mile away. 

The proposed location for this residential development is considered unsustainable and contrary to the objectives set out in the Place Shaping Policies (PSP1, PSP2 and PSP3) and Policy CP1 (Overarching Policy on Sustainable Development) of the Core Strategy. Three Rivers District currently has identified a 9.8 year supply of housing land that meets the definition of deliverability set out in the NPPF and therefore the proposed additional 120 residential units are not required to meet the District Housing Targets. 

Policy CP10 (Transport and Travel), states that all development proposals should be designed and located to minimise the impacts of travel by motor vehicle. In particular, major development will be expected to be located in areas highly accessible by the most sustainable modes of transport, and to all people of abilities in a socially inclusive and safe manner in accordance with the following user hierarchy:

i Pedestrians, particularly people with restricted mobility

ii Cyclists and where appropriate horse riders

iii Public transport

iv All forms of motor vehicle

The lack of footpaths and access to public transport (Bus and rail) result in the proposal being contrary to Policy CP10 of the Core Strategy.

Policy CP3 of the Core Strategy states that the Council will require housing proposals to take into account the range of housing needs, in terms of size and type of dwellings as identified by the Strategic Housing Market Assessment (SHMA). The most recent SHMA was published in January 2016 and has identified the indicative targets for market sector dwelling size within the Three Rivers District as follows:

1 bedroom 7.7% of dwellings

2 bedrooms 27.8% of dwellings

3 bedrooms 41.5% of dwellings

4+ bedrooms 23.0% of dwellings

The SHMA and the Core Strategy recognise that these proportions may need to be adjusted taking account of market information, housing needs and preferences and specific site factors. The development proposes 100% 1 bedroom or studio units, as such the proposal fails to meet the requirements and therefore fails to meet Policy CP3 of the Core Strategy. 
Policy CP4 of the Core Strategy states that all new development resulting in the net gain of one or more dwellings will be expected to contribute to the provision of affordable housing. Around 45% of all new housing needs to be affordable, unless it can be clearly demonstrated with financial evidence that this is not viable. As a guide the tenure split should be 70% social rented and 30% intermediate. Where non-viability is cited as the reason for a development proposal not complying with affordable housing requirements, applicants must submit financial evidence (viability appraisal) to justify this position. The proposal includes 19% affordable housing (23 units), with the tenure split at 87% social to 13% intermediate. This fails to meet the requirements set out in Policy CP4, however a viability appraisal has been submitted stating that the 23 units proposed for affordable housing would mean that the scheme only breaks even.

The proposal fails to meet policies CP1, CP2, CP3, and CP10 of the Core Strategy and Policy SA2 of the Site Allocations LDD. Therefore there is a policy objection to the application.

APPLICATION B (17/1015/OUT)

The site proposed for redevelopment forms part of the Tolpits Lane Employment Site as allocated by the adopted Site Allocations LDD (November 2014). Policy SA2 of the Site Allocations LDD states that allocated employment sites will be safeguarded for business, industrial and storage or distribution uses. 

Policy CP6 of the adopted Core Strategy (October 2011) seeks to support the sustainable growth of the economy in Three Rivers by continuing to focus employment use within the key employment areas within the District including Tolpits Lane. This is supported by the recent Article 4 Direction restricting office to residential and light industrial to residential permitted development rights, coming in to force from August 2017. Policy CP6 also states that office space will be released from employment use where there is expected to be surplus to employment needs across the plan period as indicated by an up to date Employment Study. The recently published South West Herts Economic Study (February 2016) states that the estimated jobs growth during the period from 2013 to 2036 will be 8400 jobs. There shall, in fact need to be an increase in employment space during this period. 

As stated above the site is not allocated for housing in the Site Allocations LDD and does not form part of the District’s housing supply and must therefore be considered as a windfall housing site. Policy CP2 of the Core Strategy states that applications for windfall sites will be considered on a case by case basis having regard to:

v The location of the proposed development, taking into account the Spatial Strategy

vi The sustainability of the development and its contribution to meeting local housing needs

vii Infrastructure requirements and the impact on the delivery of allocated housing sites

viii Monitoring information relating to housing supply and the Three Rivers housing target.

The Spatial Strategy states that new development will be directed towards previously developed land and appropriate infilling opportunities within the urban areas of the Principal Town (Rickmansworth) and Key Centres (South Oxhey, Croxley Green, Abbots Langley, Chorleywood, Leavesden and Garston and Mill End) which have been identified as the most sustainable locations within the District. More limited levels of new development will be directed towards Secondary Centres (Kings Langley, Carpenders Park, Eastbury, Oxhey Hall, Maple Cross and Moor Park). Place shaping policies PSP1, PSP2 and PSP3 set out the proportion of development that will be directed towards each.

The proposed site is not within the boundaries of the Key Town, Key Centres or Secondary Centres identified by the Core Strategy. Essentially Tolpits Lane Employment Area is an ‘out of town’ employment area and is in a relatively isolated location. 

The nearest station is just over 1km away as the crow flies, however, the  walk to the station will be a over 3km  and involve walking along Tolpits Lane (which has no footpaths) a cycle path and then across a main carriageway. An alternative route of just over 1.1km would involve walking through the employment area and across Croxley Common Moor (which is a Site of Special Scientific Interest and a Local Nature Reserve) where there is a public right of way but with no formal footpath and no lighting.

The site is not serviced by public bus routes, Tolpits Lane itself lacks footpaths and there is no specific provision for cyclists on the highway. The site is isolated from key services including schools and health care facilities and does not have easy access to existing community facilities and retail options. The nearest bus stop is nearly a mile away. 

The proposed location for this residential development is considered unsustainable and contrary to the objectives set out in the Place Shaping Policies (PSP1, PSP2 and PSP3) and Policy CP1 (Overarching Policy on Sustainable Development) of the Core Strategy. Three Rivers District currently has identified a 9.8 year supply of housing land that meets the definition of deliverability set out in the NPPF and therefore the proposed additional 60 residential units are not required to meet the District Housing Targets. 

Policy CP10 (Transport and Travel), states that all development proposals should be designed and located to minimise the impacts of travel by motor vehicle. In particular, major development will be expected to be located in areas highly accessible by the most sustainable modes of transport, and to all people of abilities in a socially inclusive and safe manner in accordance with the following user hierarchy:

v Pedestrians, particularly people with restricted mobility

vi Cyclists and where appropriate horse riders

vii Public transport

viii All forms of motor vehicle

The lack of footpaths and access to public transport (Bus and rail) result in the proposal being contrary to Policy CP10 of the Core Strategy.

Policy CP3 of the Core Strategy states that the Council will require housing proposals to take into account the range of housing needs, in terms of size and type of dwellings as identified by the Strategic Housing Market Assessment (SHMA). The most recent SHMA was published in January 2016 and has identified the indicative targets for market sector dwelling size within the Three Rivers District as follows:

1 bedroom 7.7% of dwellings

2 bedrooms 27.8% of dwellings

3 bedrooms 41.5% of dwellings

4+ bedrooms 23.0% of dwellings

The SHMA and the Core Strategy recognise that these proportions may need to be adjusted taking account of market information, housing needs and preferences and specific site factors. The development proposes 100% 1 bedroom or studio units, as such the proposal fails to meet the requirements and therefore fails to meet Policy CP3 of the Core Strategy. 
Policy CP4 of the Core Strategy states that all new development resulting in the net gain of one or more dwellings will be expected to contribute to the provision of affordable housing. Around 45% of all new housing needs to be affordable, unless it can be clearly demonstrated with financial evidence that this is not viable. As a guide the tenure split should be 70% social rented and 30% intermediate. Where non-viability is cited as the reason for a development proposal not complying with affordable housing requirements, applicants must submit financial evidence (viability appraisal) to justify this position. The proposal includes 18% affordable housing (11 units), with the tenure split at 81% social to 19% intermediate. This fails to meet the requirements set out in Policy CP4, however a viability appraisal has been submitted stating that even the 11 units proposed for affordable housing would not be viable but the developer is happy to provide them. Consideration will have to be given to the independent assessment of the submitted viability statement.

The proposal fails to meet policies CP1, CP2, CP3, and CP10 of the Core Strategy and Policy SA2 of the Site Allocations LDD. Therefore there is a policy objection to the application.
APPLICATION C (17/1179/OUT)

The adopted Core Strategy under Policy CP6: Employment and Economic Development seeks to support the sustainable growth of the Three Rivers economy by continuing to focus employment use within the key employment areas that are located in the District. Criterion (j) of this policy identifies Tolpits Lane as a key employment area within Three Rivers. Criterion (n) of this policy states that office space will be considered for release from employment use where a surplus to employment needs across the plan period is expected, as indicated by an up-to-date Employment Land Study.

The South West Herts Economic Study (published in February 2016) indicates that there will be an estimated total jobs growth in the District of 8,400 during the period 2013-2036. 3,600 or 43% is estimated to require ‘B class’ employment space that includes office accommodation. This roughly equates to an estimated 7.1ha of additional land that is needed for office space within District, or just under 60,000sqm of office space during this period. 

The adopted Site Allocations LDD formally identifies Tolpits Lane as an employment site allocation (site ref: E(b)). This allocation is supported by Policy SA2: Employment Site Allocations, which states that: ‘allocated employment sites will be safeguarded for business, industrial and storage or distribution uses.’ 

In addition to the above, and in recognition of the need to protect employment sites, the Council made a non-immediate Article 4(1) Direction on 5 August 2016 which removes the permitted development rights for change of use from office to residential and light industrial to residential within the Tolpits Lane Employment Area. This direction was confirmed on 13 October 2016 and is due to come into force on 5 August 2017 (office to residential) and 30 September 2017 (light industrial to residential). The Council considers the Article 4(1) Direction to be necessary to protect this important location for employment within the District and to secure the viability of businesses within the employment area.

Due to the site’s formal allocation for employment uses and the need to allocate further land for ‘B class’ jobs growth within the District, Tolpits Lane Employment Site is not considered suitable for residential use. The proposal is for residential use only, with no office space. This will result in a significant loss of office floorspace and is therefore contrary to Policy SA2 of the Site Allocations LDD and Policy CP6 ((j) and (n)) of the Core Strategy.  

As stated above the site is not allocated for housing in the Site Allocations LDD and does not form part of the District’s housing supply and must therefore be considered as a windfall housing site. Policy CP2 of the Core Strategy states that applications for windfall sites will be considered on a case by case basis having regard to:

ix The location of the proposed development, taking into account the Spatial Strategy

x The sustainability of the development and its contribution to meeting local housing needs

xi Infrastructure requirements and the impact on the delivery of allocated housing sites

xii Monitoring information relating to housing supply and the Three Rivers housing target.

The Spatial Strategy states that new development will be directed towards previously developed land and appropriate infilling opportunities within the urban areas of the Principal Town (Rickmansworth) and Key Centres (South Oxhey, Croxley Green, Abbots Langley, Chorleywood, Leavesden and Garston and Mill End) which have been identified as the most sustainable locations within the District. More limited levels of new development will be directed towards Secondary Centres (Kings Langley, Carpenders Park, Eastbury, Oxhey Hall, Maple Cross and Moor Park). Place shaping policies PSP1, PSP2 and PSP3 set out the proportion of development that will be directed towards each.

The proposed site is not within or close to the boundaries of the Key Town, Key Centres or Secondary Centres identified by the Core Strategy. Essentially, Tolpits Lane Employment Area is an ‘out of town’ employment area and is in a relatively isolated location. The nearest station (Croxley Green) is just over 1km away as the crow flies, but in reality a walk to the station will be over 3km and involve walking along Tolpits Lane (which has no footpaths and no street lighting along stretches), a cycle path and then across a main carriageway. An alternative route of just over 1.1km, would involve walking through the employment area and across Croxley Common Moor (which is a Site of Special Scientific Interest and a Local Nature Reserve) where there is a public right of way but with no formal footpath and across two foot bridges over the canal.

Moor Park Station is approximately 1.8km away as the crow flies. Access to Moor Park Station as suggested by the applicants is via Tolpits Lane (no pavements or dedicated cycle route) and Sandy Lodge Road (a private road and often barrier controlled) on the private Moor Park Estate and would be 2.9km in distance. Realistically car access would be through the southern side of Moor Park via Astons Road off Batchworth Lane resulting in a car journey of 6.9km.

The Design & Access Statement refers to Vicarage Road and Cassiobury stations. Transport for London, in its latest update stated there is currently a funding shortage for the Metropolitan Line Extension, as such there is no confirmed completion date and these stations cannot be considered relevant to this application.

The site is not serviced by public bus routes, Tolpits Lane itself lacks footpaths and there is no specific provision for cyclists on the highway. The site is isolated from key services including schools and health care facilities and does not have easy access to existing community facilities and retail options. The nearest bus stop is nearly a mile away. 

The proposed location for this residential development is considered unsustainable and contrary to the objectives set out in the Place Shaping Policies (PSP1, PSP2 and PSP3) and Policy CP1 (Overarching Policy on Sustainable Development) of the Core Strategy. Three Rivers District currently has identified a 9.8 year supply of housing land that meets the definition of deliverability set out in the NPPF and therefore the proposed residential development of 643 flats is not required to meet the District Housing Targets. 

It is therefore not considered that the proposal can be justified on the basis of the criteria contained in Policy CP2 in relation to windfall sites.

Policy CP10 (Transport and Travel), states that all development proposals should be designed and located to minimise the impacts of travel by motor vehicle. In particular, major development will be expected to be located in areas highly accessible by the most sustainable modes of transport, and to all people of abilities in a socially inclusive and safe manner in accordance with the following user hierarchy:

ix Pedestrians, particularly people with restricted mobility

x Cyclists and where appropriate horse riders

xi Public transport

xii All forms of motor vehicle

The location of the proposal, the lack of footpaths and access to public transport (Bus and rail) result in the proposal being contrary to Policy CP10 of the Core Strategy.

The Transport Report sets out that they (R Square Properties) and Arriva ‘is currently working closely with Arriva’ to provide a bus service and have sought views from HCC on their preferred route from the following two options:

· Wolsey Business Park to Watford Junction

· Wolsey Business Park to Rickmansworth Station

The Transport Report contains indicative timetables with bus services generally every 30 minutes. It is also stated that RSquare Properties undertakes to underwrite the portion of the costs that is not covered by revenue from the first day of occupation of The Moors for a period of 5 years after The Moors has reached 85% occupation on one of the services.

From the email trail provided in the Transport Assessment, HCC have provided comments to say that the Wolsey Business Park to Watford Junction Service would be the most sustainable option but there is doubt that there would be sufficient demand to justify more than an hourly off peak and Saturday service.  

Consideration may have to be given as to whether the ‘one’ bus service (either from Wolsey Business Park to Watford Junction or Wolsey Business Park to Rickmansworth Station), would address the accessibility issues to the site as set out above.  However, in the absence of a completed Section 106 Agreement and written confirmation from Arriva, confirming a preferred bus route and timetable, Local Plans are unable to consider this at this time.

Policy DM4 of the Development Management Policies LDD requires applicants to demonstrate that development proposals will produce 5% less carbon dioxide emissions than Building Regulations Part L requirements (2013). The information provided shows that the development proposals would meet these requirements and therefore meets Policy DM4. However, the development’s proposed sustainability credentials in relation to energy use and carbon emissions does not mean that the proposal meets the definition of sustainable development as set out in the NPPF. Paragraph 7 of the NPPF sets out that there are three dimensions to sustainable development: economic, social and environmental.
Housing Mix 

Policy CP3 of the Core Strategy states that ‘The Council will require housing proposals to take into account the range of housing needs, in terms of size and type of dwellings as identified by the Strategic Housing Market Assessment and subsequent updates.’ The most recent SHMA was published in February 2016 and has identified the indicative targets for market and affordable sectors’ dwelling size within the Three Rivers District as follows:

1 bedroom 7.7% of dwellings

2 bedrooms 27.8% of dwellings

3 bedrooms 41.5% of dwellings

4+ bedrooms 23.0% of dwellings

The development proposes a total of 643 flats which according to the application form would provide:

1-bed or studio units 69% (442)

2-bed units 33% (216)

3-bed units 0% (0)

4-bed units 0% (0)

The proposed mix is not in accordance with Policy CP3 which seeks a much higher percentage of 3-bed and 4-bed units and a lower percentage of 1-bed and 2-bed units. Whilst it is possible to consider a variation to the percentages set out in Policy CP3 on a case by case basis, no evidence/justification has been provided to support the proposed housing mix. 

Affordable Housing                                                                                                                                                                                                                                                             

Policy CP4 of the adopted Core Strategy (2011) requires 45% of all new housing to be provided as Affordable Housing, unless it can be clearly demonstrated with financial evidence that this is not viable. As a guide the tenure split should be 70% social rented and 30% intermediate. 

According to the Design and Access Statement, the development proposes a total of 290 affordable units (45%) with a tenure split of (116 x studios, 116 x 1 bed and 58 x 2 bed) to be provided on the basis of 100% socially rented. The proposal meets the 45% affordable housing requirement set out in Policy CP4

The development will be replacing two 3 storey buildings in an ‘out of town’ employment area. The other buildings in the employment area are also a similar size to the buildings being replaced by the development. The new development is larger in scale with the buildings being seven storeys high. Policy CP12 states that development proposals are expected to have regard to the local context and make efficient use of land whilst respecting the distinctiveness of the surrounding area in terms of scale, height and massing. It is considered that the development proposals do not take account of the local context in terms of scale and massing.
The proposal fails to meet policies CP1, CP2, CP3, CP10 and CP12 of the Core Strategy and Policy SA2 of the Site Allocations LDD. Therefore there is a policy objection to the application.

Thames Water [Advisory comments, conditions requested]

APPLICATIONS A (17/1013/OUT), B (17/1015/OUT) & C (17/1179/OUT)
Waste Comments

Surface Water Drainage - With regard to surface water drainage it is the responsibility of a developer to make proper provision for drainage to ground, water courses or a suitable sewer. In respect of surface water it is recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving public network through on or off site storage. When it is proposed to connect to a combined public sewer, the site drainage should be separate and combined at the final manhole nearest the boundary. Connections are not permitted for the removal of groundwater. Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. The contact number is 0800 009 3921. Reason - to ensure that the surface water discharge from the site shall not be detrimental to the existing sewerage system. 

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

Legal changes under The Water Industry (Scheme for the Adoption of private sewers) Regulations 2011 mean that the sections of pipes you share with your neighbours, or are situated outside of your property boundary which connect to a public sewer are likely to have transferred to Thames Water's ownership.  Should your proposed building work fall within 3 metres of these pipes we recommend you email us a scaled ground floor plan of your property showing the proposed work and the complete sewer layout to developer.services@thameswater.co.uk to determine if a building over / near to agreement is required.

No piling shall take place until a piling method statement (detailing the depth and type of piling to be undertaken and the methodology by which such piling will be carried out, including measures to prevent and minimise the potential for damage to subsurface sewerage infrastructure, and the programme for the works) has been submitted to and approved in writing by the local planning authority in consultation with Thames Water.  Any piling must be undertaken in accordance with the terms of the approved piling method statement. Reason: The proposed works will be in close proximity to underground sewerage utility infrastructure.  Piling has the potential to impact on local underground sewerage utility infrastructure. The applicant is advised to contact Thames Water Developer Services on 0800 009 3921 to discuss the details of the piling method statement. 

'We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Groundwater discharges typically result from construction site dewatering, deep excavations, basement infiltration, borehole installation, testing and site remediation. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991.  Should the Local Planning Authority be minded to approve the planning application, Thames Water would like  the following informative attached to the planning permission:"A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via www.thameswater.co.uk/wastewaterquality."

Water Comments

With regard to water supply, this comes within the area covered by the Affinity Water Company. For your information the address to write to is - Affinity Water Company The Hub, Tamblin Way, Hatfield, Herts, AL10 9EZ - Tel - 0845 782 3333.

Affinity Water [Advisory comments]
APPLICATIONS B (17/1015/OUT) & C (17/1179/OUT)

Thank you for notification of the above planning application. Planning applications are referred to us where our input on issues relating to water quality or quantity may be required.

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

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

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

National Grid  [Advisory comments]
APPLICATIONS A (17/1013/OUT), B (17/1015/OUT) & C (17/1179/OUT)
An assessment has been carried out with respect to Cadent Gas Ltd, National Grid Electricity Transmission plc's and National Grid Gas plc's apparatus. Please note it does not cover the items listed in the section "Your Responsibilities and Obligations", including gas service pipes and related apparatus. 

For details of Network areas please see the Cadent website (http://cadentgas.com/Digging-safely/Dial-before-you-dig).
 Are My Works Affected? 
Searches based on your enquiry have identified that there is apparatus in the vicinity of your enquiry which may be affected by the activities specified. 
Can you please inform Plant Protection, as soon as possible, the decision your authority is likely to make regarding this application. 
If the application is refused for any other reason than the presence of apparatus, we will not take any further action. 

Please let us know whether Plant Protection can provide you with technical or other information that may be of assistance to you in the determination of the application.

Due to the presence of Cadent and/or National Grid apparatus in proximity to the specified area, the contractor should contact Plant Protection before any works are carried out to ensure the apparatus is not affected by any of the proposed works.

Your Responsibilities and Obligations 
The "Assessment" Section below outlines the detailed requirements that must be followed when planning or undertaking your scheduled activities at this location. 

It is your responsibility to ensure that the information you have submitted is accurate and that all relevant documents including links are provided to all persons (either direct labour or contractors) working for you near Cadent and/or National Grid's apparatus, e.g. as contained within the Construction (Design and Management) Regulations. 

This assessment solely relates to Cadent Gas Ltd, National Grid Electricity Transmission plc (NGET) and National Grid Gas plc (NGG) and apparatus. This assessment does NOT include: 

· Cadent and/or National Grid's legal interest (easements or wayleaves) in the land which restricts activity in proximity to Cadent and/or National Grid's assets in private land. You must obtain details of any such restrictions from the landowner in the first instance and if in doubt contact Plant Protection. 
· Gas service pipes and related apparatus 
· Recently installed apparatus 
· Apparatus owned by other organisations, e.g. other gas distribution operators, local electricity companies, other utilities, etc.
It is YOUR responsibility to take into account whether the items listed above may be present and if they could 

be affected by your proposed activities. Further "Essential Guidance" in respect of these items can be found on the National Grid Website
http://www2.nationalgrid.com/WorkArea/DownloadAsset.aspx?id=8589934982 

This communication does not constitute any formal agreement or consent for any proposed development work; either generally or with regard to Cadent and/or National Grid's easements or wayleaves nor any planning or building regulations applications. 

Cadent Gas Ltd, NGG and NGET or their agents, servants or contractors do not accept any liability for any losses arising under or in connection with this information. This limit on liability applies to all and any claims in contract, tort (including negligence), misrepresentation (excluding fraudulent misrepresentation), breach of statutory duty or otherwise. This limit on liability does not exclude or restrict liability where prohibited by the law nor does it supersede the express terms of any related agreements. 

Batchworth Community Council [Objection]
APPLICATIONS A (17/1013/OUT), B (17/1015/OUT) & C (17/1179/OUT)
With reference to the above planning applications Batchworth Community Council considered these at the meeting held on Wednesday 12th July. The council agreed to comment that they objected to the loss of employment premises and also to the lack of reasonable public transport and road links to the area.

