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1 Introduction

Background

1.1 Jones Lang LaSalle has been instructed to provide planning consultancy support regarding the comprehensive
redevelopment of land on the east side of Ascot Road, Watford, WD18 8AD (hereafter referred to as ‘The Site’)
through the preparation of a detailed planning statement.

1.2 The purpose of this planning policy statement is to clarify the nature of the application, to analyse it against the
relevant planning policy framework, to consider key material considerations and to demonstrate why planning
permission should be forthcoming for the proposed application.

1.3 A description of the planning application scheme is presented in Section 4 of this report. In summary the
proposed scheme seeks planning permission for:

“Redevelopment of the site to provide a mixed use scheme including 485 residential units (Class C3), retail
units (Class A1 and/or A2 and/or A3 uses), community floorspace (Class D1/D2), with associated cycle parking,
car parking, playspace, landscaping and public realm improvements”.

1.4 This planning statement:

- Describes the planning application scheme;

- Explains the form of the planning application and the status of the supporting information;

- Examines and justifies the proposal against the relevant planning policy background;

- Analyses the planning issues arising; and

- Explains the benefits of the proposal

1.5 The planning application submission is accompanied by a comprehensive package of supporting information. In
this document, reference will be made, where appropriate, to the conclusions and details contained within these
supporting documents.

1.6 The planning statement has been collated following thorough examination of the relevant Development Plan and
other documents that may constitute a material consideration in the determination of the planning application for
the redevelopment of the site.

Application Contents

1.7 The application includes the following supporting items and documentation:
Document Author

Covering Letter JLL

1 APP Planning Application form for Planning
Permission JLL
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Document Author

Certificates of Ownership and Agricultural Holdings JLL

Site Location Plan at 1:1250 scale ESA Architecture

Application Accommodation Schedule and Drawing
Issue Sheet ESA Architecture

Applications Drawings ESA Architecture

Design and Access Statement ESA Architecture

Landscaping Strategy Capita

Planning Statement JLL

Statement of Community Involvement Comm Comm UK

1.8 Following an Environmental Impact Assessment (EIA) of the proposed development, an Environmental Statement
(ES) has been produced.  This includes the following chapter and associated reports:

Chapter Title Author

Vol I Non-Technical Summary JLL with input from others

1 Introduction JLL

2 Baseline Environment JLL

3 Description of Development JLL

4 Requirement for Environmental Assessment JLL

5 Planning Policy JLL

6 Consideration on Alternatives JLL

7 Daylight, Sunlight and Overshadowing Behan Partnership

8 Transport Markides Associates

9 Microclimate – Air Quality Capita

10 Microclimate – Wind RWDI

11 Ground Condition, Hydrogeology and Contamination Capita

12 Water Resources, Hydrology and Flood Risk Capita

13 Noise and Vibration Hodkinson
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Chapter Title Author

14 Ecology/Biodiversity Capita

15 Socio-Economic JLL

16 Residual Effects, Interrelationships, Cumulative and Non-
Significant Effects JLL

Technical Appendices All of the above

Vol II Townscape Heritage and Visual Impact Assessment Capita

1.9 Please note that the fee of £96,288.00 has been paid to Watford Borough Council to cover the requisite
application fee.

Statement Structure

1.10 The remainder of this report adopts the following structure:

- Section 2 describes the site and surrounding area;

- Section 3 describes the planning history;

- Section 4 outlines the public consultation undertaken;

- Section 5 describes the proposal;

- Section 6 explains the requirement for an environmental assessment;

- Section 7 summarises the relevant planning policy;

- Section 8 sets out the case for permission;

- Section 9 provides an overview of the planning obligations;

- Section 10 sets out the benefits of the proposal; and

- Section 11 provides the conclusions
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2 Site and Surrounding Area

Site

2.1 The application site is located in the Borough of Watford. The site comprises a series of industrial and warehouse
buildings (6,426sq.m GIA), currently in use by a relocations and logistics firm (Class B8 in accordance with the
Use Classes Order 1987 as amended), whilst the remainder of the site to the south has recently been cleared.

2.2 The site is approximately 1.58 hectares (3.9 acres) in size and is largely level with car parking and hardstanding
located to the south of the existing building and a number of outbuildings associated with the logistics firm and
hardstanding located to the east.

Figure 2.1 Site Location Plan

Access

2.3 The site is bound to the west by the original Ascot Road, which currently operates one-way southbound, and from
which the existing site is currently accessed. The original Ascot Road runs parallel with a dual-carriageway, also
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referred to as Ascot Road, which provides access to the wider Watford Business Park and Croxley Green
Business Park.

2.4 Access to both the original and dualled sections of Ascot Road is taken from a roundabout junction with the A412,
which in turn provides access to Watford town centre and the strategic highway network.

Accessibility

2.5 The site sits within Watford Business Park and is located 2km to the west of Watford Town Centre. Ascot Road
provides easy access to A412 Rickmansworth Road to the north, providing direct access into Watford Town
Centre. The M1 runs to the east, with Junction 5 approximately 4km away. The M25 (Junction 18) is 4km away to
the west of the site.

2.6 Watford Junction, Watford High Street and Bushey Stations are circa 1.5km to the east of the site providing
access to London Euston. In addition, Watford and Croxley Underground Stations (Metropolitan Line) are located
1km to the north and west respectively. The new Cassiobridge Underground Station is proposed adjacent to the
site as part of the Croxley Rail Link. The target date for trains to start running on the new link is 2018.

Surrounding Area

2.7 The surrounding area comprises a variety of land uses. To the north of the site is the disused Croxley Branch
Line railway which forms part of the proposed Croxley Rail Link. To the west and south-west is the Watford
Business Park comprising a wide range of commercial and industrial buildings.

2.8 The surrounding area has recently experienced many changes with a shift in some areas from employment use
(industrial and commercial use) towards mixed development including residential, retail and education use. To the
north of the railway line is a mixed-use development on the former Sun Printers site, comprising residential units,
a care home, hotel and small scale retail.

2.9 To the east of the site is open space and playing fields associated with the Westfield Community College and St
Anthony’s Primary School. Also to the east is Ascot Road Community Free School which opened in 2014. To the
south is the recently completed Morrison’s supermarket (Former Royal Mail Depot) and beyond this is the Croxley
View housing estate.

2.10 The River Gade runs 0.2 km west of the Site and runs through Croxley Common Moor Site of Specific Scientific
Interest (SSSI) approximately 0.9 km south west of the Site. To the west of the Site are small plots of woodland
and grassland with the Cassiobury Local Nature Reserve located approximately 0.6 km north.

Site Specific Designations

2.11 The site is situated within Flood Zone 1 meaning that there is less than a 0.1 percent (1 in 1000) chance of
flooding occurring each year.

2.12 There are no statutory listed buildings on-site or within the immediate vicinity. There is however, the locally listed
Former Sun Printer’s Clock Tower, located to the south of the junction between Ascot Road and Whippendell
Road. The site does not fall within a Conservation Area.

2.13 In accordance with the Watford District Plan Proposals Map (2003), the site is currently within an Employment
Area (E1) and Special Policy Area (SPA) as shown in Figure 2.2.
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Figure 2.2 Extract from adopted Watford District Plan 2000 Policies Map

2.14 The Watford Local Plan Core Strategy 2006-31 (2013) designates this site as being within the Western Gateway
Special Policy Area. The Western Gateway is an area where there is potential for major regeneration, physical
and transport improvements through the redevelopment of key sites in the area and opportunities for
restructuring.

2.15 The site is a designated Special Policy Area (SPA6) and Mixed Use Area (MXD4) in the emerging Local Plan Part
2, as shown in Figure 2.2.

Figure 2.3 Extract from emerging Local Plan Part 2 Policies Map
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3 Current Uses and Planning History

Current Uses

3.1 Currently the site accommodates a part one, part two-storey industrial and warehouse buildings in Class B8 use
in accordance with the Use Class Order 1987 as amended.

Site Planning History

3.2 A desktop based search has been undertaken regarding the planning history for the site. There is no available
online planning history directly related to the subject site. Records include applications for those existing uses
within the Watford Business Park; however the most relevant entries are those for the recent redevelopment at
the adjacent former Royal Mail Depot site to the south and east of the proposal site.

Surrounding Area Planning History

3.3 Given the Council’s overall vision to regenerate this particular area of Watford, we are aware of a number of
nearby precedents have been set for mixed-use redevelopment within the existing Employment Areas.

Former Royal Mail Depot, Ascot Road, Watford, WD18 8AA

3.4 The adjacent Former Royal Mail Depot has been comprehensively redeveloped into a primary school and a large
Morrison’s food store. This site was also a former employment site within an area designated as an Employment
Area within the Watford District Plan Proposals Map (2003), but is within the Western Gateway SPA in
accordance with the Watford Local Plan Core Strategy Part 1 (2013).

3.5 On 7th November 2012, outline planning permission was granted for ‘demolition of existing buildings and
structures and construction of a primary school, formation of new access, associated play space, staff/visitor car
parking, landscaping and other ancillary features’ (12/00792/OUTM). On 15th September 2014, a reserved
matters application was approved for the ‘appearance layout, scale and landscaping of a new primary school,
pursuant to outline planning permission ref. 12/00792/OUTM (revised details)’ (14/01106/REM). A number of
applications to discharge various conditions have also been submitted and approved.

3.6 On 7th November 2012, planning permission was granted for ‘demolition of existing building and structures and
construction of foodstore of up to 6,911sqm gross (use class A1), including cafe, formation of new access
arrangements, car parking, landscaping, and other ancillary facilities’ (12/00793/FULM). A number of nonmaterial
amendments and applications to discharge conditions have since been submitted and approved.

Former Sun Printer Site, Whippendell Road, Watford, WD1 7NN

3.7 On 29th September 2003, planning permission was granted for ‘redevelopment scheme comprising warehouse
unit, health club, hotel, restaurant/bar, office/showroom, nursing home, day nursery, health centre, retail units,
residential, public open space and associated car parking’ (02/00714/FUL).

3.8 This site was also a former employment site within an area designated as an Employment Area within the
Watford District Plan Proposals Map (2003).
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Watford Health Campus, Wiggenhall Road, Watford

3.9 Applications 14/00511/OUTM, 13/00971/FULM and 07/00958/OUTM were granted planning permission for the
establishment of the mixed use Watford Health Campus. This comprises of multiple sites including the Cardiff
Road Industrial Estate. The site is now within SPA3 according to the Core Strategy.
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4 Public Consultation

4.1 This section summarises the wide-ranging public consultation that has been completed in advance of the
application submission. A wide range of consultation has taken place during the design evolution of the scheme.
This has included engagement with Planning Officers at Watford Borough Council and Hertfordshire County
Council, local ward Councillors as well as residents, local businesses and community groups

4.2 Further detail regarding the public consultation process is provided in the Statement of Community Involvement
(SCI) prepared by Comm Comm UK (dated December 2016) and submitted in support of this application.

Pre-application Meetings

4.3 A list of pre-application meetings held with Watford Borough Council (WBC), Hertfordshire County Council (HCC),
Councillors and various other stakeholders to date are summarised in Table 4.1 below.

Date Meeting Type

Thursday 8
September 2016

WBC Major Applications Review Forum (MARF)

Monday 12
September 2016

Meeting with Ascot Road Community Free School Principal, Helen Lockham, and
Business Manager, Jenny Tapping

Wednesday 5
October 2016

Design Review South East (DRSE)

Tuesday 18
October 2016

WBC Major Applications Review Forum (MARF)

Tuesday 27
October 2016

Meeting with Ayaz Maqsood (WBC Head of Housing)

Tuesday 1
November 2016

Preview Event

Wednesday 2
November 2016

Public Exhibition Day 1

Wednesday 2
November 2016

Highways Consultation with HCC

Saturday 5
November 2016

Public Exhibition Day 2

Monday 14
November 2016

Meeting with Ascot Road Community Free School Chair of Governors

Wednesday 16
November 2016

HCC SuDS Meeting with Sana Ahmed

Thursday 24
November 2016

Meeting with Cllr David Barks

Thursday 8
December 2016

Meeting with Cllr Mark Watkin

Table 4.1: Pre-application Consultation Meetings

Public Exhibition

4.4 A pubic exhibition was held during the evolution of the design to ensure that as many local people as possible are
aware of the proposal and had the opportunity to provide comments before the application submission.

4.5 A private view for local stakeholders, businesses, Watford Borough Council and Hertfordshire County Council
members took place on Tuesday 1 November 2016 at Ascot Road Community Free School. It offered attendees
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the opportunity to meet Orion and the project team and view the proposals ahead of the public exhibitions.
Feedback was positive and key issues were discussed with attendees.

4.6 Following the private view, public exhibitions were held on Wednesday 2 November 2016 and Saturday 5
November 2016 at Ascot Road Community Free School. The exhibitions were well-attended with 60 members of
the public attending to view the proposals and discuss details of the scheme with the project team.

4.7 The engagement included liaison with local stakeholders to explain the proposals and answer questions. The
team met with Ascot Road Community Free School’s governors as well as with members of the Development
Management Plan and representatives from the nearby Byewaters Estate.

4.8 The feedback on the proposals was positive. It was agreed that the buildings on-site did not add to the area and
that the development would bring substantial improvements. Aspects highlighted as positive included the mixture
of uses on-site, landscaping, natural surveillance and improved transport links. There was a mixture of views
about the provision of car parking. Some believed that more should be provided and others were concerned that
Watford’s roads were at their peak and therefore supported a development with more sustainable transport
options

4.9 A website (www.ascotroad-watford.co.uk) was launched to allow interested parties to access information online
and get in touch with the project team.

4.10 Engaging the community has enabled the project team to identify and address concerns and gain initial feedback
on the development proposals. The feedback received to date has been extremely encouraging – high levels of
support for the proposed land uses, the public realm and the contribution that the redevelopment will make in this
part of Watford.

4.11 In instances where it has been possible to discuss specific concerns with local residents, appropriate
reassurances have been offered. The applicant is committed to ongoing engagement with local residents and its
stakeholders.
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5 The Proposal

5.1 The submitted planning application seeks permission for:

“Redevelopment of the site to provide a mixed use scheme including 485 residential units (Class C3), retail
units (Class A1 and/or A2 and/or A3 uses), community floorspace (Class D1/D2), with associated cycle parking,
car parking, playspace, landscaping and public realm improvements”.

5.2 The proposal involves the following:

- Demolition of the existing buildings industrial / warehouse buildings which currently accommodates
industrial storage space (6,426sq.m GIA) and associated parking;

- Five blocks are proposed, ranging in heights of between 6 and 24-storeys;

- Provide 485 Class C3 residential units, of which 35% will be affordable;

- Provide 900sq.m (GIA) (Class A1/A2/A3) retail floorspace;

- Provide 193sq.m (GIA) (Class D1/D2) community facilities;

- Create 186 car parking spaces within a shared basement area;

- Create 575 cycle parking spaces

Figure 5.1 3D Model
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Block A – The Tower and Annexe

5.3 Block A is situated on the North West corner of the site, in close proximity to the proposed CRL station. The block
is made up of two parts: the Tower and the Annex. The Tower building includes 135 residential units and the
Annex provides 35 residential units, these are one and two bedroom apartments. The lower ground floor of Block
A provides a total of 350sqm of retail floorspace. The upper ground floor of Block A provides 193sqm of
community floorspace and 250sqm of ancillary residential for communal purposes. The height of the tower is 24-
storeys (134.5m max. height), with the annex up to 6-storeys (77.2m max. height).

Block B – The Townhouse

5.4 Block B is located south of Block A and to the east of Block C. The building houses car parking on the lower
ground floor, with access from this level to residential units on the remaining six floors. Block B contains 61 units
comprising a mix of one, two and three bedroom apartments. The height of Block B is 6-storeys (75.6m max.
height).

Block C – The Street Corner

5.5 Block C is situated along the western boundary of the site, to the south of Block A. The lower ground floor
includes 550sqm of retail floorspace, with residential accommodation located on the upper six floors. Block C
contains 84 units comprising a mix of one, two and three bedroom apartments. The height of Block C reaches 7-
storeys (76.1m max. height).

Blocks D – The Urban Apartment

5.6 Block D is situated to the north of the site, to the east of Block A and consists of 3 sub-blocks of 170 units of
affordable housing. The lower ground floor provides space for car parking and access to the residential
accommodation in the centre of the building.

5.7 Block D1 is allocated for 52 affordable units. The height of Block D1 is 8-storeys (82.3m max. height). Block D2
and D3 form the north-eastern boundary of the site. Block D2 provides 63 units of affordable accommodation and
Block D3 provides 55 units of affordable accommodation. The buildings are connected by a 4-storey residential
component. The height of both Blocks is 10-storeys (88.5m max. height) each.

Proposed Land Uses

5.8 The below schedule provides an overview of the proposed land uses on site, including residential, community and
retail:

GEA (sqm) GIA (sqm)

Residential (Class C3) 43,537 40,093

Retail (A1/A2/A3) 979 900

Community(Class D1/D2) 214 193

Table 5.2: Land Use Breakdown
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Residential Units

5.9 The residential buildings will comprise of 315 (65%) private units and 170 (35%) affordable units. These range in
size from studio to three-bedroom and/or duplex units, see table of the breakdown below.

Table 5.3: Market Housing Breakdown

Affordable Units Number of Units

Studio flat
7

1 bedroom flat
63

2 bedroom flat
85

3 bedroom flat
15

Total
170

Table 5.4: Affordable Housing Breakdown

Retail Floorspace

5.10 The proposed scheme incorporates a retail element split into two units in Block A and Block C. The lower ground
floor unit of Block A provides 350sqm of retail and the lower ground floor of Block C extends to 550sqm of retail
floorspace.

Community Floorspace

5.11 The proposal incorporates 193sq.m of community facilities which will be located on the lower and upper ground
floors of Block A.

Public Realm / Landscaping

5.12 Five specific landscape character areas have been created to create a hierarchy of different spaces where each
space establishes a relationship to adjacent buildings and their edges within the development.

Private Units Number of Units

Studio flat
14

1 bedroom flat
168

2 bedroom flat
123

3 bedroom flat
10

Total
315
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Boulevard

5.13 Tree lined street fronting onto the new retail quarter, providing a visual and physical connection to the new
station. Predominantly hard, civic space, a social place to meet and relax.

Gateway

5.14 The steps are broken down and organized in terraces (usable spaces) that ascend from street level to podium
garden level. Fluid transition from hard to soft which includes tree planting. Broad seating steps fronting onto
street level for informal gathering and alfresco dining.

Woodland Walk

5.15 Linear space enhanced by tree and understorey planting to create a rhythm and scale. Pedestrians/cyclists
prioritised shared surface that connects to the green link.

Community Woodland Gardens

5.16 Native woodland with native trees and species rich lawn in mounds that incorporate play. Trees and field layer
are arranged to give a pleasant and leafy woodland feel without compromising security. Semi-private space for
informal recreation and relaxation.

Green Buffer

5.17 Green edge to the eastern and southern boundaries. Create potential habitats with tree and understorey planting.

Figure 5.1 Illustrative Landscaping Masterplan
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Play Space

5.18 There are two dedicated playable spaces proposed on the site. One is located in the heart of the development
between Block A and Block C, along the major circulatory route, and is accessible to all residents.

5.19 The second dedicated play space is proposed to the south side of Blocks D2 and D3, bound by the building
envelope and the proposed green buffer, and hence accessible only to residents through the use of a controlled
entry system.

5.20 These two locations are well overlooked providing a safe environment for children to play in. The two areas adds
up to a total of 530sqm. The overall total of the more concentrated playable space and incidental playable space
set within the podium garden is 3,150sqm.

Access and Parking

5.21 Pedestrian access into the site will be from the Ascot Road Old frontage, connecting with the existing footway
provision, with a series of pedestrian links across the layout that provides access to each building core. Vehicular
access is provided in the site’s south west corner, which will provide access to the undercroft parking area,
operating as a left-in / left-out.

5.22 185 car parking spaces are proposed in the undercroft car park. The car park includes a number of blue badge
spaces and will include 3 spaces that benefit from electric vehicle charging points.

5.23 A number of cycle stores are proposed on the upper and lower ground floors providing 575 cycle parking spaces
for the residential and the commercial.

Refuse / Recycling Store

5.24 Refuse and recycling stores are located on the upper and lower ground floors. At each level in each residential
core there will be access to the waste chute. There will be a waste management plan in place involving
replacement of the Euro bins when the system notes that they are full. On the required days the operative will use
a vehicle to move the bins to the collection area adjacent to Ascot Road to the south of the site.

5.25 More detail is presented in the design submission by ESA Architecture which has been included within the
application package.
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6 Requirement for Environmental Assessment

6.1 European Community Directive 2011/92/EU requires developers to provide information on likely environmental
effects for specific projects which – set out in an Environmental Statement – must be considered by a
‘determining authority’ before making a decision on a planning application.

6.2 The Directive has been implemented in the UK by a series of Regulations implemented through the Town &
Country Planning system.  Most recently, the Town & Country Planning (Environmental Impact Assessment)
Regulations 2011 which came in to force in England in August 2011 - hereafter referred to as ‘the Regulations’.

6.3 The Regulations set out the statutory provisions in respect of the content of an Environmental Statement and
identify information reasonably required to assess the environmental effects of a development together with
minimum requirements for the inclusion of information within an Environmental Statement.

6.4 In determining both the requirement for an Environmental Assessment and the content of the Environmental
Statement, reference has been made to the Regulations and also to the National Planning Practice Guidance.
Further commentary on the statutory and legal context for the assessment of the proposed development is
provided below.

6.5 Following initial consultation with WBC and - having regard to the Regulations, considering the size and quantum
of the proposed development and the potential for significant environmental effects to arise the client
acknowledged in accordance with Schedule 2 of the Regulations the proposed development would be considered
to be EIA development.

6.6 A formal screening opinion was obtained from WBC. The proposed development, in WBC’s view, constitutes an
'urban development project' for the purposes of part 10(b) of Schedule 2 of the Regulations. The proposal, (at the
time was 450 dwellings), exceeds the 150 dwelling threshold and therefore comprises a Schedule 2 development
for the Regulations.

6.7 The client commissioned a Scoping Report of the proposed development and prepared an Environmental
Statement (ES) for the development scheme that will be submitted as part of the planning application to WBC.
The Environmental Statement has been prepared following consultation with the Council, statutory consultees
and the general public on the proposed development and the undertaking of a series of technical investigations.

6.8 Please refer to the Environmental Statement (ES) by JLL (dated December 2016), submitted with this application
for full details.
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7 Planning Policy Context

7.1 The application site is situated under the administrative control of the Borough of Watford. Section 38(6) of the
Planning and Compulsory Purchase Act 2004 requires the determination of planning applications to be made in
accordance with the relevant Development Plan, unless material considerations indicate otherwise. As such, the
application has been considered against the following policy considerations:

 Saved Policies from the Watford District Plan (2000);

 Watford Local Plan Core Strategy 2006-2031 (CS) (2013);

 The Minerals and Waste Local Plans prepared by Hertfordshire County; and

 Other Material Considerations

o Emerging Local Plan 2006-2031 Part 2 Development Management Policies and Site
Allocations (Publication Version, July 2016);

o Emerging Croxley View / Ascot Road, Watford Masterplanning Study (May, 2016);

o Supplementary Planning Guidance / Supplementary Planning Documents

7.2 In addition the National Planning Policy Framework (NPPF), National Planning Practice Guidance (NPPG) and
Technical Housing Standards provide guidance at national level and are important material considerations in the
determination planning applications. Each of these documents are reviewed in more detail below.

National Guidance

7.3 The National Planning Policy Framework (NPPF) was adopted on 27 March 2012. In determining planning
applications, regard must now be given to the NPPF which sets out the Government’s planning policies in
England and how these should be applied.

7.4 The NPPF refers to Core Planning Principles which encourage Local Planning Authorities (LPA’s) to ‘drive and
support sustainable economic development to deliver the homes, business and industrial units, infrastructure and
thriving local places that the country needs’.

“Within the overarching roles that the planning system ought to play, a set of core land-use planning principles
should underpin both plan-making and decision-taking. These 12 principles are that planning should:

- be genuinely plan-led, empowering local people to shape their surroundings, with succinct local and
neighbourhood plans setting out a positive vision for the future of the area. Plans should be kept up-to-
date, and be based on joint working and co‑operation to address larger than local issues. They should
provide a practical framework within which decisions on planning applications can be made with a high
degree of predictability and efficiency;

- not simply be about scrutiny, but instead be a creative exercise in finding ways to enhance and
improve the places in which people live their lives;

- proactively drive and support sustainable economic development to deliver the homes, business and
industrial units, infrastructure and thriving local places that the country needs. Every effort should be
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made objectively to identify and then meet the housing, business and other development needs of an
area, and respond positively to wider opportunities for growth. Plans should take account of market
signals, such as land prices and housing affordability, and set out a clear strategy for allocating
sufficient land which is suitable for development in their area, taking account of the needs of the
residential and business communities;

- always seek to secure high quality design and a good standard of amenity for all existing and future
occupants of land and buildings;

- take account of the different roles and character of different areas, promoting the vitality of our main
urban areas, protecting the Green Belts around them, recognising the intrinsic character and beauty of
the countryside and supporting thriving rural communities within it;

- support the transition to a low carbon future in a changing climate, taking full account of flood risk and
coastal change, and encourage the reuse of existing resources, including conversion of existing
buildings, and encourage the use of renewable resources (for example, by the development of
renewable energy);

- contribute to conserving and enhancing the natural environment and reducing pollution. Allocations of
land for development should prefer land of lesser environmental value, where consistent with other
policies in this Framework;

- encourage the effective use of land by reusing land that has been previously developed (brownfield
land), provided that it is not of high environmental value;

- promote mixed use developments, and encourage multiple benefits from the use of land in urban and
rural areas, recognising that some open land can perform many functions (such as for wildlife,
recreation, flood risk mitigation, carbon storage, or food production);

- conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for
their contribution to the quality of life of this and future generations;

- 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; and

- take account of and support local strategies to improve health, social and cultural wellbeing for all, and
deliver sufficient community and cultural facilities and services to meet local needs”

7.5 The key sections in the NPPF that have been considered include:

NPPF Section Key Consideration

1) Building a strong,
competitive economy

Aims to ensure that the planning system does everything it can to support sustainable
economic growth. 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. Applications for alternative uses of land or buildings should be
treated on their merits having regard to market signals and the relative need for different
land uses to support sustainable local communities.

4) Promoting
sustainable transport

Safe and suitable access to the site can be achieved for all people. Development should
only be prevented or refused on transport grounds where the residual cumulative
impacts of development are severe. Local authorities should support development
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patterns that facilitate the use of sustainable modes of transport. Priority should be given
to pedestrian and cycle movements, and access to high quality public transport facilities.
A mix of uses should be promoted for large scale residential uses, particularly with
schools and local shops within walking distance of residential properties.

6) Delivering a wide
choice of high quality
homes

Local authorities are encouraged to meet their housing needs. Housing applications
should be considered in the context of the presumption in favour of sustainable
development. Local authorities should plan for a mix of housing. They should normally
approve planning applications for change to residential use and any associated
development from commercial buildings where there is an identified need for additional
housing in that area, provided that there are not strong economic reasons why such
development would be inappropriate.

7) Requiring good
design

Seeks to secure high quality design and a good standard of amenity for all existing and
future occupants of land and buildings.

8) Promoting Healthy
Communities

To deliver the social, recreational and cultural facilities and services the community
needs, planning policies and decisions should plan positively for the provision and use of
shared space, community facilities (such as local shops, meeting places, sports venues,
cultural buildings, public houses and places of worship) and other local services to
enhance the sustainability of communities and residential environment.

10) Meeting the
Challenge of Climate
Change, Flooding
and Coastal Change

Local planning authorities should adopt proactive strategies to mitigate and adapt to
climate change, taking full account of flood risk, coastal change and water supply and
demand considerations.

Local planning authorities should expect new development to comply with adopted Local
Plan policies on local requirements for decentralised energy supply unless it can be
demonstrated by the applicant, having regard to the type of development involved and its
design, that this is not feasible or viable; and take account of landform, layout, building
orientation, massing and landscaping to minimise energy consumption.

11) Conserving and
enhancing the
natural environment

The planning system should contribute to and enhance the natural and local
environment. Planning policies and decisions should encourage the effective use of land
by re-using land that has been previously developed (brownfield land), provided that it is
not of high environmental value.

7.6 Paragraph 51 states that local authorities should: ‘normally approve planning applications for change to
residential use and any associated development from commercial buildings (currently in the B use classes) where
there is an identified need for additional housing in that area, provided that there are not strong economic reasons
why such development would be inappropriate.’

7.7 This paragraph demonstrates the overall approach to housing development in employment locations promoted in
the NPPF. This policy provides important context on how residential development of former employment locations
is viewed.

7.8 In December 2015 DCLG consulted on a series of proposed amendments to the NPPF with the consultation
period ending in February 2016. Amongst the amendments proposed were further statements regarding the focus
on delivering housing on brownfield sites, paragraph 22 of the DCLG consultation document states:
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‘…development proposals for housing on brownfield sites should be supported, unless overriding conflicts with
the Local Plan or the National Planning Policy Framework can be demonstrated and cannot be mitigated.’

7.9 The document refers to the drive to deliver housing on brownfield sites that are no longer fit for their
previous/intended use and the “substantial weight” that should be attached to delivering housing on brownfield
land.

National Planning Practice Guidance (NPPG)

7.10 The National Planning Practice Guidance was published in March 2014 and is a web based resource for all
material relating to planning. The guidance and policies published here form a material consideration for any
planning application decision. Relevant sections are as follows:

- Design – ‘Achieving good design is about creating places, buildings, or spaces that work well for everyone,
look good, last well, and will adapt to the needs of future generations’ (paragraph: 001 Reference ID: 26-
001-20140306).

- Housing and Economic Development Needs Assessments – ‘The primary objective of identifying need is to
identify the future quantity of housing needed, including a breakdown by type, tenure and size’ (paragraph:
002 Reference ID: 2a-002-20140306).

- Housing Optional Technical Standards – ‘The Government has created a new approach for the setting of
technical standards for new housing’ (paragraph: 001 Reference ID: 56-001-20150327).

- Planning Obligations – ‘Planning obligations assist in mitigating the impact of unacceptable development to
make it acceptable in planning terms. Planning obligations may only constitute a reason for granting
planning permission if they meet the tests that they are necessary to make the development acceptable in
planning terms, directly related to the development, and fairly and reasonably related in scale and kind’
(paragraph: 001 Reference ID: 23b-001-20150326).

Technical Housing Standards

7.11 The ‘Technical Housing Standards – nationally prescribed space standard’ was published in March 2015 and
introduces space standards for all new dwellings including floor areas and key dimensions in new residential
developments.

Local Guidance

7.12 Watford Borough Council formally adopted its Core Strategy (CS) on 30 January 2013 which sets out the overall
vision and objectives for the delivery of growth in Watford between 2006 and 2031. The Watford District Plan
(2000) has now largely been superseded by the Core Strategy, however a number of policies have been saved.
All planning applications in Watford are currently determined against these documents.

Watford Local Plan Core Strategy 2006-2031 (2013)

7.13 The key relevant policies include:
Policy Reference Policy Summary
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WBC1 Presumption
in favour of
sustainable
development

When considering development proposals, the council will take a positive approach that
reflects the presumption in favour of sustainable development contained in the National
Planning Policy Framework (NPPF). The council will always work proactively with
applicant to find solutions for development that help to improve the economic, social and
environmental conditions in the area. Proposals in line with the council’s Local Plan
documents will be brought forward, assessed and approved wherever possible, unless
material considerations indicate otherwise.

SS1 Spatial
Strategy

The Core Strategy seeks to focus housing delivery on Special Policy Areas (‘SPA’) and
on brownfield land. The Western Gateway SPA is an area focussed on Watford Business
Park, an underperforming employment area in need of upgrading.

SPA6 Western
Gateway

Objective

To deliver redevelopment that improves and upgrades this area from an economic
development and environmental perspective, and to capitalise on the potential of the new
CRL station at Ascot Road.

Proposals

The Western Gateway is an area where there is potential for major regeneration, physical
and transport improvements through the redevelopment of key sites in the area and
opportunities for restructuring.

The suitable land uses in this area will largely remain in the B Class employment
category, with in the order of 700 to 2,000 additional jobs to be delivered by
reoccupying/redeveloping vacant sites and premises in the business park.

There will be opportunities for higher density mixed use development in the more
sustainable locations close to the new CRL station at Ascot Road and the existing road
interchange. This should include:

- a new primary school;
- employment;
- 300 homes;
- A1 retail supermarket (net convenience sales area not exceeding 2,500sqm) and
associated small scale retail units providing in the order of 150 jobs; and
- community facilities.

With the addition of new retail, community and school facilities there is potential for the
Ascot Road area to provide a local centre which could move up in the hierarchy from the
modest size local centre to a new neighbourhood centre.

Design and Sustainability

There is design potential for the site at Ascot Road to increase in density from the
existing low density employment site. There should be a high quality of urban design and
public realm. Legibility and connections to the existing adjoining areas are important, as
is the concept of the creation of a new place which knits well into the existing urban
fabric.

Any development should also provide for open space and enhanced links into the wider
area including the Colne Valley.

Development will be designed to reduce flood risk in the area and elsewhere.
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Environmental considerations such as those identified in paragraphs 11.2.14 -16 will be
taken into account.

Delivery

As Watford Borough Council is the main landowner in this area, consideration will be
given to preparing a master plan for this area to assist in its regeneration and
environmental enhancement. The council will continue to work with the landowners and
developers of the Ascot Road site in order to deliver the aspirations set out in this policy.
The foodstore is expected to be delivered by 2015/16 with the remaining residential and
commercial development expected to be delivered by 2020”.

IP1 Croxley Rail
Link

The council will work alongside Hertfordshire County Council, Department for Transport
and other major stakeholders involved in this infrastructure project in order to maximize
the chances of the project's delivery at the earliest possible date.

The council will seek to maximise the benefits to the community by actively engaging in
discussions regarding detailed design and operational issues, and seeking to influence
outcomes for the benefit of the community.

SD1 Sustainable
Design

The council will apply the principles of the Hertfordshire Building Futures Guide.

All new development will be expected to comply with the updated national standards on
sustainable development, as delivered through the revised standards in the Code for
Sustainable Homes and BREEAM standards for non-residential buildings.

Major development schemes will be expected to adhere to the principles of BREEAM
Communities to incorporate sustainable principles and best practice into the design.

SD2 Water and
Wastewater

The council aims to minimise water consumption, surface water run-off and non-fluvial
flooding whilst also protecting water quality.

SD3 Climate
Change

All new developments (and associated infrastructure) will maximise the use of energy
efficiency and energy conservation measures in their design, layout and orientation to
reduce the overall energy demand and;

- reduce CO2 emissions.

- mitigate climate change.

- adapt to the effects of climate change.

- maximise the use of previously developed land and the efficient use of land.

- in SPAs development will be expected to exceed the Code for Sustainable
Homes or BREEAM standard current at the time of application.

SD4 Waste The council will encourage the use of construction and demolition methods that minimise
waste generation and reuse/recycle materials as far as practicable on site. The
construction and design of new development should demonstrate efforts to minimise
waste.

TLC1 Retail and Whilst it is expected that most of the additional floor space identified in Table 3 will be
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Commercial
Leisure
Development

delivered on sites within the primary shopping area it is accepted that some of the floor
space will be delivered at other SPAs such as at Watford Junction SPA, the Lower High
Street SPA, Western Gateway SPA and the Health Campus SPA, subject to the
proposals being of an appropriate scale of development and to there being no significant
adverse impact on the vitality and viability of the town centre or planned investment at
Charter Place.

TLC2
Neighbourhood
Centres

To promote the sustainability of neighbourhood centres, where appropriate, new
residential development will be required to make a positive contribution to each
neighbourhood, enhancing local character and improving the range and accessibility of
local facilities.

HS1 Housing
Supply and
Residential Site
Selection

“Provision will be made for a minimum of 6,500 dwellings over the plan period (2006-
2031) with an average 260 dwellings per year. The deliverability of allocated sites and
any resulting need for additional residential allocations will be kept under review, taking
account of windfall sites which come forward. In allocating sites for residential
development, priority will be given to sites which will best contribute to building
sustainable communities and support the town’s regeneration initiatives taking into
account the Special Policy Areas of the spatial strategy.

HS2 Housing Mix The council will seek the provision of a mix of housing types, sizes and tenures at a local
level to meet the requirements of all sectors of the community.

Higher density developments mainly including flats will be focused around the town
centre and key strategic sites such as the Watford Junction and the Health Campus
Special Policy Areas, and to a limited extent around the area at the proposed station at
Ascot Road.

HS3 Affordable
Housing

A rate of 35% affordable housing will be sought on major applications of 10 residential
units and above or sites of more than 0.5 ha.

In line with the SHMA and DES study the affordable housing provision will be;

- Social rent 20%

- Affordable rent 65%

- Intermediate affordable housing (shared ownership) 15%

EMP1 Economic
Development

Between 2006 and 2031 Watford will provide at least 7,000 additional jobs to maintain
Watford’s role as a regional centre. In order to meet the strategic objectives of the Core
Strategy the council expects around half of all additional jobs (3,300-4,200) to be
provided within the wider town centre.

Most of the remainder of the additional jobs will be provided within mixed use areas at the
Health Campus (around 1,000-1,900 jobs), Watford Junction (around 1,350-2,350 jobs)
and Western Gateway (around 700-2,000 jobs at Watford Business Park and around 150
retail jobs at Ascot Road) SPAs.

EMP2 Employment
Land

SPAs will accommodate a mix of employment generating and other uses as appropriate
to each SPA. It will be relevant to consider whether the site is no longer viable and
sustainable for B class employment use in the long term (even if redeveloped), there
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would be a significant regeneration benefit from redevelopment, or there is an identified
need for the alternative use which cannot be met elsewhere and which outweighs the
loss of employment.

T2 Location of New
Development

New development should be located in close proximity to sustainable transport nodes
and local centres or the town centre where facilities can be accessed without the need to
travel by private car.

T3 Improving
Accessibility

All development proposals will be required to provide access for people with disabilities
and to be accessible by all forms of sustainable transport.

All development proposals will be expected to promote smarter travel choices and should
be accompanied by a Green Travel Plan.

T4 Transport
Assessments

“Proposals for new developments will be required to be accompanied by either a
transport assessment or a transport statement in accordance with the most recent DfT
guidance and in consultation with Hertfordshire Highways as the Highways Authority, and
the Highways Agency as the Strategic Highways Authority, where appropriate.
Appropriate works and/or contributions towards necessary works to enable the
development to be suitably accessed will be required.

These works and/or contributions will cover all appropriate modes of transport, will seek
to mitigate impacts on the transport network and will seek to improve the accessibility of
the site by sustainable modes of transport.

T5 Providing New
Infrastructure

New development will be expected to provide improved links with neighbourhood centres
and the town centre by contributing to a sustainable transport network. This will be
achieved either by the provision of financial contributions or physical works.

INF1 Infrastructure
Delivery and
Planning
Obligations

Infrastructure provision in Watford will reflect the council’s priorities for infrastructure set
out in the Infrastructure Delivery Plan…Development proposals must:

- Meet the reasonable cost of new infrastructure made necessary by the
increased demand arising from development proposals, as set out in the
standard charges or refined in subsequent policy documents;

- Make a positive contribution to safeguarding or creating sustainable
communities;

- Offset any loss of amenity or resource through compensatory provision; and
- Meet ongoing maintenance costs where appropriate.

UD1 Delivering
High Quality
Design

All new development should adhere to the design principles for new development. These
include: respect and enhance the local character of the area; provide a clear definition of
public and private spaces; make full use of the site’s potential to connect with the
surrounding area; enhance connectivity with public transport networks and the
surrounding area; enhance ease of movement and legibility, provide buildings and
spaces which can adopt to changing social, technological and economic conditions;
design out crime; provide for a range of different users; provide high quality public realm;
encourage diversity in land uses; provide a sustainable development; secure appropriate
levels of open space and planting schemes.

GI1 Green
Infrastructure

The council will seek a net gain in the quality and quantity of green infrastructure, as well
as recognising the benefits of green infrastructure already present and seeking to
enhance and improve it.
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GI3 Biodiversity Proposals must seek to conserve and enhance the unique natural landscape, biodiversity
and habitat in and around the town, including the protection of County Wildlife Sites and
the appropriate management and expansion of wildlife corridors, such as along water
courses and railway lines.

Saved Policies from the Watford District Plan (2000)

7.14 The relevant saved policies include:

Policy Reference Policy Summary

SE7 Waste,
storage, recovery
and recycling in
new development

In considering all development proposals which are likely to generate waste, the Council
will have regard to the extent to which on-site provision is made for waste collection,
source separation, recovery and recycling facilities.

SE20 Air Quality Any development within areas designated as air quality management areas in Watford
must have regard to guidelines for ensuring air quality is maintained at acceptable
concentrations as set out in the national air quality strategy. In addition, where
developments are close to AQMAs, and a significant increase in road traffic is predicted,
similar regard to air quality concentrations must be had.

SE22 Noise The Council will seek to ensure the separation of noise sensitive uses (such as schools,
hospitals and residential uses) noise-generating development or from areas where there
are future potential sources of noise. In exceptional cases where separation cannot be
achieved, the Council may impose conditions or obligations to mitigate the effect of noise
nuisance by reduction at the source, design and layout, or by limiting times of operation.

SE23 Light
Pollution

In order to minimise light pollution, full details will be required where external lighting is
likely to be required as part of a development.

SE25 Unstable and
Contaminated Land

Proposals for potentially hazardous or polluting development will only be permitted where
the Council is satisfied that there will be no risk to public health or the environment and
no significant adverse effects on the general amenity resulting from release to water air or
land, or from noise, dust, vibration, heat or light. Proposals should be accompanied by an
EIA (refer to Policy SE3: Environmental Impact Assessments).

SE39 Tree and
Hedgerow
Provision in New
Development

Development proposals must show consideration to the retention and protection of trees
and hedgerows throughout the development process. Consideration must be shown to
Hertfordshire Structure Plan guidance on design to ensure the healthy, long-term growth
of retained tree cover and new planting.

T10 Cycle Parking
Standards

The Council will expect all new developments to make provision for cyclists. In
considering planning applications the Council will expect the cycle parking standards set
out in Appendix 2 to be adhered to.

The Council will expect all new developments and conversions to provide a conveniently
located, secure, waterproof bicycle storage area either on a unit-by-unit basis or, where
this is not appropriate, communally.

T21 Access and All development proposals including redevelopments, changes of use or extensions to
existing developments should include adequate provision for access/egress and servicing
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Servicing arrangements to meet the necessary safety and capacity requirements. The Council will
also seek to ensure that the needs for access and service arrangements are taken into
account fully in the design of all public and private highway improvement schemes.

T22 Car Parking
Standards

All development will be expected to comply with the parking standards set out in
Appendix 2.

On-site parking will not be permitted in excess of the maximum appropriate for the zone
in which the site is located. Non-residential development will be expected to provide
sufficient on-site parking to meet operational needs and the needs of disabled motorists.

T26 Car Free
Residential
Development

Car free residential development will be considered in suitable locations which are highly
accessible by passenger transport, close to amenities and services, subject to the
provision of satisfactory site covenants, on-street parking controls and measuresto
control displaced parking in adjacent areas.

H10 Planning
Agreements for
Educational and
Community
Facilities

Where a proposed residential development is likely to create an increased demand for
school places or other social or community facilities, developers may be required to enter
into a planning agreement with the Council and, where appropriate, the County Council,
to help meet the extra costs incurred as a direct result of the development. This is to
ensure acceptable educational, social and community facilities are maintained.

E1 Employment
Areas

The Council will seek to protect employment land as identified on the Proposals
Map…Exceptionally, land within the defined employment areas may be released for the
purposes of regeneration, in the form of either housing or mixed-use development, where
it is demonstrated (with reference to the Council’s monitoring reports) that the site is no
longer required to meet future employment and business needs.

L8 Open Space
Provision in
Housing
Development

All new-build housing developments, regardless of size, will be required to provide for
sufficient open space as part of the development at a ratio of a least 2.8 hectares (7
acres) of open space for every 1,000 persons unless there is sufficient provision within
the locality to meet the additional demand likely to be created by the new development.

L9 Children’s Play
Space

New housing developments involving family sized accommodation (i.e. 2 bed or more)
will be required to make provision for children’s play facilities unless suitable play facilities
already exist within 200 metres, with the potential to cope with the increased demand.

Other Material Considerations

Local Plan Part 2 Site Allocations and Development Management Policies 2006-2031 (Publication Version, July
2016)

7.15 This document will provide more detailed policies for considering applications for planning permission and identify
specific sites for development and the type of development that would be appropriate, as well as setting out
detailed policies for the town centre.

7.16 The Council are currently consulting on the publication version of the full Local Plan Part 2. Publication
consultation on Local Plan Part 2 - Site Allocations and Development Management Policies and the
accompanying Environmental Report took place from 18th August 2016 to 3rd October 2016. The estimated
adoption date for this document is currently January 2018.  Key emerging policies include the following:
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- Policy SPMX1 (Special Policy Areas): SPA6 Western Gateway (includes area of search ELAS221 in the
Hertfordshire Waste Site Allocations Document).

- Policy SPMX2 (Mixed Use Allocation): A mix of uses will be appropriate at the following sites, Appendix I
‘Site Allocations’ provides further information that must be taken into account along with a map showing the
location of each site. MXD4 Ascot Road – Mixed commercial with residential units above (estimated
housing component is for 400 units).

- Policy SD5 (Sustainable Design): Major development within the Special Policy Areas should achieve an
energy performance standard equivalent to the former sustainable code for homes level 4 in the case of
residential development or BREEAM Excellent in the case of non-residential development.

- Policy SD6 (Renewable Energy Technology): Development proposals should incorporate renewable energy
technology. Wherever possible this should be provided on site. Proposals for appropriate renewable energy
technology on existing homes and non-residential buildings will be supported. Proposals for standalone
renewable or low carbon energy generating schemes will be considered in accordance with the NPPF.
Schemes will be considered favorably where careful siting and design ensures the scheme does not have
an unacceptable impact, in isolation or cumulatively with other similar developments, on the natural, built or
historic environment, biodiversity and local amenity.

- Policy SD9 (Water Consumption): Development should be designed to protect water resources. Planning
permission will only be granted, where it is demonstrated that adequate water supply is available and that
efficient use of water resources has been made, to comply with the tighter Building Regulations requirement
(currently 110 litres/person/day). Development that relies on groundwater abstraction without demonstrating
that water efficiency and water re-use measures have been maximised will be refused.

- Policy UD5 (Design Policy Residential): The council will require a high standard of development for all new
residential schemes and has adopted a Residential Design Guide for Watford which sets out guidance and
required standards for new development. In particular the Watford Residential Design Guide includes the
nationally described space standards for new housing. All new housing schemes will be expected to comply
with these nationally described standard and/or subsequent revisions to this standard.

- Policy G19 (Open Space and Children/ Young Person’s Play Space in Residential Development): The need
for additional or improved open space and play areas resulting from new residential development will be
assessed against the standards set out in the Council’s Green Spaces Strategy, having regard to existing
levels of provision, the quality and proximity of such provision, and the need to address areas of deficiency.

- Policy TB1 (Location of Taller Buildings): The majority of Watford is characterised by low level residential
and other forms of development where taller buildings would generally be considered inappropriate. All
development needs to be designed in order to respect, reinforce and enhance the local character of the
area in which it is located and to contribute to Watford’s sense of place and identity as referred to in Policy
UD1 of the Core Strategy. However, certain locations in the borough may be appropriate for taller buildings.
These are Watford Junction SPA2, Ascot Road (within SPA 6 Western Gateway) and Clarendon Road
(within SPA1) which benefit from good public transport accessibility and could support more intensive
development. Ascot Road: heights of up to 50 metres residential (about 15 storeys) may be considered.

- Policy TB2 (Design of Taller Buildings): In assessing the design and impact of taller building proposals,
regard will need to be given to the criteria set out in the Watford Core Strategy Policy UD1 and the criteria
within the Skyline – Watford’s approach to taller buildings Supplementary Planning Document.



Ascot Road Planning Statement January 2016

COPYRIGHT © JONES LANG LASALLE IP, INC. 2017. All Rights Reserved 29

Croxley View / Ascot Road, Watford Masterplanning Study (May, 2016)

7.17 BDP’s Masterplanning Study is currently within its draft stage with its consultation period ending on 3 October
2016. The masterplan focuses on the Western Gateway SPA and provides a framework to facilitate
redevelopment and regeneration as well as make the most of the potential of the new Cassiobridge station.

7.18 The draft masterplan strategy suggests mixed uses on the subject site, with a potential for 400 residential units.
The masterplan’s massing study recommends a tall landmark tower at the north-west corner of the subject site.

Supplementary Planning Guidance / Supplementary Planning Documents

Supplementary Planning Guidance SPG10 – Open Space Provision (October, 2001)

7.19 This document provides guidance on calculating open space provision.

Residential Design Guide Supplementary Planning Document (August, 2016)

7.20 The Residential Design Guide (RDG) for Watford provides detail on designing new residential development in the
Borough, including revised internal space standards. This document replaces the two existing Residential Design
Guides (2008) and Supplementary Planning Guidance 6 (Internal Space Standards).

7.21 This document provides guidance including how to respond to context, getting the right layout, building form,
detailing and sustainable development principles.

7.22 Paragraph 7.2.5 states that landmarks in the form of distinctive taller buildings can help emphasis the hierarchy of
a place and are best placed in the central core or at entrance points.

7.23 Paragraph 7.3.4 states that within major development sites and in locations adjacent to transport nodes, denser
and taller forms of development may be acceptable. The effects on amenity and townscape will be considered
when determining the appropriate height of development.

Skyline – Watford’s Approach to Taller Buildings Supplementary Planning Document (December 2015)

7.24 This document discusses the design criteria that proposals for tall buildings will need to meet. The criteria involve
skyline views, townscape, streetscape, near views, building setting, public realm, open space, amenity, building
scale, form, massing, detailed building design, microclimate, public access, transport, parking and infrastructure.

7.25 Paragraph 1.3 states that the construction of taller buildings will assist in the delivery of new homes and ease
pressure on greenfield sites.

7.26 Paragraph 1.6 highlights the potential for well-designed and located tall buildings to provide landmark features
that can add legibility to the urban environment and create a gateway feature.

7.27 The SPD recognises that if designed and located well, they can provide compact urban form, maximized
transport access and quality placemaking, but states that these buildings need to be of a high quality design and
should not harm strategic views in the borough.
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8 The Case for Permission

Introduction

8.1 This section considers the key matters relating to the proposed uses in the context of relevant planning policy, as
well as material considerations. It is important to emphasise that Section 38(6) of the Planning & Compulsory Act
2004 states that applications must be determined in accordance with the relevant Development Plan, unless
material considerations indicate otherwise.

8.2 This section of the statement addresses the principle of development and also provides some summary details on
the development control considerations that have informed the scheme design.

Principle of Development

8.3 Paragraph 14 of the NPPF sets out a presumption in favour of sustainable development and refers to this as the
“golden thread” running through both plan making and decision taking. For decision taking this means:

- approving development proposals that accord with the development plan without delay; and

- where the development plan is absent, silent or relevant policies are out-of-date, granting permission
unless:

o any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in this Framework taken as a whole; or

o specific policies in this Framework indicate development should be restricted.

8.4 As detailed in this Chapter, as a whole, we consider the proposed scheme to be in accordance with the adopted
Development Plan.

8.5 Paragraph 17 of the NPPF sets out numerous core planning principles designed to assist in achieving sustainable
development, with the most relevant being:

 “proactively drive and support sustainable economic development to deliver the homes, business and
industrial units, infrastructure and thriving local places that the country needs […];

 encourage the effective use of land by reusing land which has been previously developed (brownfield
land), provided that it is not of high environmental value […];

 promote mixed use developments […];

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

8.6 The scheme represents an efficient use of a brownfield site in accordance with the NPPF’s presumption in favour
of sustainable development (paragraph 14) and the core planning principles (paragraph 17).

8.7 The Watford Local Plan Core Strategy 2006-31 (2013) designates this site as being within the Western Gateway
Special Policy Area. The Core Strategy Policy SS1 (Spatial Strategy) states Special Policy Areas (SPAs) have
been identified for key parts of the borough for which more location specific policies are useful, either because of
planned regeneration or other issues to be addressed such as the need for physical enhancement and
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environmental improvement. Much of the new development will be focused on those SPAs identified as most
suitable for high density development, in order to help protect the residential character of the rest of the borough.

8.8 Core Strategy Policy SS1 (Spatial Strategy) seeks to focus housing delivery on SPAs and on brownfield land. The
Western Gateway SPA is an area focussed on Watford Business Park, an underperforming employment area in
need of upgrading. Policy SPA6 (Western Gateway) details this further, aiming to deliver redevelopment that
improves and upgrades this area from an economic development and environmental perspective, and to
capitalise on the potential of the new CRL station at Ascot Road.

“The Western Gateway is an area where there is potential for major regeneration, physical and transport
improvements through the redevelopment of key sites in the area and opportunities for restructuring.

The suitable land uses in this area will largely remain in the B Class employment category, with in the order of
700 to 2,000 additional jobs to be delivered by reoccupying/redeveloping vacant sites and premises in the
business park.

There will be opportunities for higher density mixed use development in the more sustainable locations close to
the new CRL station at Ascot Road and the existing road interchange. This should include:

- a new primary school;

- employment;

- 300 homes;

- A1 retail supermarket (net convenience sales area not exceeding 2,500sqm) and associated small scale
retail units providing in the order of 150 jobs; and

- community facilities”.

8.9 Although the overall vision for the wider SPA is to largely remain in the Class B use, the Policy specifically notes
the opportunity to deliver high density, mixed-use development, giving specific reference to the application Site,
given its accessible location and proximity to the new CRL station (in accordance with CS Policy T2 Location of
New Development). CS Policy SPA6 states that there is also a potential for the Ascot Road area to provide a
local centre which could move up in the hierarchy from the modest size local centre to a new neighbourhood
centre.

8.10 The proposed scheme fully accords with the principles of CS Policy TLC2 (Neighbourhood Centres) which aims
to promote the sustainability of neighbourhood centres, where appropriate, new residential development will be
required to make a positive contribution to each neighbourhood, enhancing local character and improving the
range and accessibility of local facilities.

8.11 Further to this, emerging Policy SPMX2 (Mixed Use Allocation) of the Local Plan Part 2 states a mix of uses will
be appropriate at the following sites, which includes site ref. MXD4 Ascot Road for mixed commercial with
residential units above (estimated housing component is for 400 units). This designation is specifically related to
the application site within the wider Western Gateway SPA.

8.12 Again, the emerging Croxley View / Ascot Road, Watford Masterplan Strategy (May, 2016) suggests mixed uses
on the subject site, with a potential for 400 residential units. The masterplan’s massing study recommends a tall
landmark tower at the north-west corner of the subject site.
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Principle of Residential Use

8.13 The scheme proposes a total of 485 residential units. There is a requirement for further housing provision in the
borough, therefore a purely residential scheme should be considered acceptable from a strategic policy
perspective. NPPF Section 6 states Local Authorities should normally approve planning applications for change
to residential use and any associated development from commercial buildings (currently in the B use classes)
where there is an identified need for additional housing in that area, provided that there are not strong economic
reasons why such development would be inappropriate.

8.14 Taking various evidence into consideration, such as the ONS population projections, previous East of England
Plan targets, and the potential housing development land identified in the Strategic Housing Land Availability
Assessment (SHLAA); CS Policy HS1 (Housing Supply and Residential Site Selection) considers that a minimum
total target of 6,500 homes from 2006 to 2031, an average delivery rate of 260 dwellings per annum, is suitable
for the borough.

8.15 We understand in allocating sites for residential development, priority will be given to sites which will best
contribute to building sustainable communities and support the town’s regeneration initiatives taking into account
the Special Policy Areas of the spatial strategy. Factors that will support residential allocation in the site
allocations document and windfall sites will include:

- Consistency with the spatial strategy;

- Previously developed land;

- Proximity to neighbourhood centres;

- Close to good public transport, walking and cycle network routes;

- Location within the town centre or at other strategically located sites;

- Water quality protection downstream of a site

8.16 Factors that will go against residential allocation will include:

- Not previously developed land;

- Land at risk of flooding;

- Existing employment land, open space or other community facilities for which there is still an identified
need;

- Land with high biodiversity, landscape or cultural heritage significance;

- No access to reliable integrated public transport links

8.17 The application site should be considered the key location for residential development given its ‘Gateway’
location, which is becoming increasingly accessible with the introduction of the Croxley Rail Link and adjacent
Cassiobridge Station.
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8.18 We understand in allocating sites for residential development, priority is be given to sites which will best
contribute to building sustainable communities and support the town’s regeneration initiatives taking into account
the Special Policy Areas of the spatial strategy. It has been clear throughout pre-application discussions and
consultation with the Council that there is a significant demand for further housing in Watford and particularly this
part of the Borough. Given that the site has been allocated for a significant amount of residential as part of the
wider Westerm Gateway SPA in the emerging Local Plan Part 2 and the Masterplan, a residential-led
development should be considered favourably.

8.19 We recognise that it is essential that those proposals that do come forward make the best use of their sites. Such
a scenario that allows for a high quality residential scheme which makes more efficient use of previously
developed land for local housing needs should therefore be considered favourably (in accordance with NPPF
Section 11). The proposals will help to contribute towards local housing need for a mix of dwellings, whilst
providing a new neighbourhood centre.

Principle of Retail Use

8.20 900sq.m (GIA) of retail floorspace is proposed. CS Policy TLC1 (Retail and Commercial Leisure Development)
expects most additional retail floor space to be delivered on sites within the primary shopping area, however it is
accepted that some of the floor space will be delivered at other SPAs such as the Western Gateway, subject to
the proposals being of an appropriate scale of development and to there being no significant adverse impact on
the vitality and viability of the town centre or planned investment at Charter Place.

8.21 Furthermore CS Policy EMP1 (Economic Development) states in order to meet the strategic objectives of the
Core Strategy the council expects around half of all additional jobs (3,300-4,200) to be provided within the wider
town centre. Most of the remainder of the additional jobs will be provided within the SPA’s (including around 150
retail jobs at Ascot Road). The provision of additional retail floorspace to serve the needs of the local community
should therefore be considered favourably. The retail element of the scheme is part of the wider essential place –
making mix of uses for which the scheme has been designed. It would not be possible to move these uses to a
sequentially preferable location and still satisfy the requirements that the overall scheme has been designed to
meet. The impact test in NPPF (paragraph 26) does not apply since the floorspace is well below the relevant
(2,500sq.m) floorspace threshold.

Loss of Employment Floorspace

8.22 Notwithstanding the benefits of the proposed scheme as above, there will be a loss of Class B8 employment
floorspace. It should be noted that the NPPF (Section 1) states 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. Applications for alternative uses of land or buildings should be treated on their merits having regard
to market signals and the relative need for different land uses to support sustainable local communities.

8.23 With regards to the loss of the existing Class B8 use, Saved District Plan Policy E1 (Employment Areas) states
the Council will seek to protect employment land as identified –this includes the site and Watford Business Park
(Employment Area E1).

8.24 Core Strategy Policy EMP2 (Employment Land) continues to protect allocated employment areas, primarily for B
class uses. A key feature of Policy EMP2 is that it indicates that there will be certain circumstances whereby the
loss of employment use will be considered. The key issues relate to monitoring evidence demonstrating there is a
surplus of employment use. Whilst it is generally accepted that there is a requirement for additional office
floorspace in Watford, there are a range of other issues mentioned under Policy EMP2, which are applicable to
the proposals for Ascot Road, as follows:
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- Monitoring had identified a surplus of B class employment space or replacement provision is proposed;

- The site is no longer viable and sustainable for B8 class employment use in the long term (even if
redeveloped);

- There would be a significant regeneration benefit from redevelopment;

- There is an identified need for the alternative use which cannot be met elsewhere and which outweighs
the loss of employment.

8.25 In the first instance it is important to refer to the condition of the existing building. The building is in very poor
condition. It is of low quality design and the internal areas are in a poor and worsening state. The building is
drawing towards the end of its useful life and the current accommodation is no longer attractive to occupiers.

8.26 As stated in CS Policy SPA6, the Western Gateway is an area where there is potential for major regeneration,
opportunities. Emerging policy specifically refers to the application Site as providing an alternative residential use,
for which there is an increasing demand which is struggling to be met elsewhere in the Borough.

8.27 The District Plan states, exceptionally, land within the defined employment areas may be released for the
purposes of regeneration, in the form of either housing or mixed-use development, where it is demonstrated (with
reference to the Council’s monitoring reports) that the site is no longer required to meet future employment and
business needs. As mentioned above, in relation to the subject site, it is proposed that the exception to
employment policy should be considered with regard to the very poor condition of the existing building and the
wider planning and regeneration benefits proposed within the scheme.

8.28 It should be noted in practice the B use class land uses are not the only ones which provide employment, with
retail falling outside of the ‘employment’ land use class.  Thus a loss of ‘employment’ floorspace does not
necessarily correlate to a loss of employment opportunity. The proposed development will introduce a number of
employment generating uses and the direct job numbers expected to be generated by these uses is estimated by
applying job density ratios, following Homes and Communities Agency guidance (Ref: 15.17).

8.29 Table 8.1 below provides an indication on the number of jobs that could be expected to be generated by the new
commercial floorspace.

Use Class HCA Employment
Densities

Floorspace (m²) Jobs

Retail (A1) 1 per 19 m² (NIA) 978 m² (NIA) 39

Employment Total 39

Table 8.1 Employment Floorspace

8.30 In terms of the current operation of the existing B8 units, they currently accommodate 19 FTE employees. The
proposed development would therefore result in a net increase of 20 jobs on site.

8.31 The proposed development will also generate an increase in local employment arising from indirect and induced
effects.  On this basis, it is considered that the proposals will deliver a significant net increase in jobs at the site.
Full details are provided in the Socio-economic Chapter 15 in the ES by JLL.
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Key Development Parameters

Design and Appearance

8.32 In terms of design, we understand the importance of a high quality scheme which reflects the character of the
surrounding area. CS Policy UD1 (Delivering High Quality Design) provides high level guidance on design and
includes some more specific criteria under the Core Strategy. Overall the policy requires development proposals
to reflect a high standard of design and be compatible with and/or improve their surroundings. Neighbourly
matters have been considered in detail and the scheme has no significant adverse impacts on surrounding
properties in terms of outlook, amenity or sense of enclosure. In addition the alignment of the railway line located
to the north is a physical barrier that mitigates the impacts on any properties to the north.

8.33 In terms of the layout, CS Policy SPA (Western Gateway) states there is design potential for the site at Ascot
Road to increase in density from the existing low density employment site. There should be a high quality of
urban design and public realm. Legibility and connections to the existing adjoining areas are important, as is the
concept of the creation of a new place which knits well into the existing urban fabric.

8.34 The high quality redevelopment proposals carefully consider the opportunities and constraints of the site and
result in a sensitive and improved design and layout solution that will indeed be a vast improvement on the
current streetscape.

8.35 The final proposal is an expression of the site constraints and opportunities and recognises that at the heart of
this is an individuals’ or families’ home. Consequently the architectural expression seeks to create a collection of
buildings that are individual and yet come together to form a cohesive whole through a unified materials palette
and a carefully coordinated focus on proportions and building hierarchy. This cohesion is further cemented by the
interconnecting spaces created between the built form, which have carefully crafted soft and hard landscaped
elements which unite the buildings with a harmonious setting.

8.36 The further details including the articulation and materiality of each block is provided in Chapter 3.6 of the Design
and Access Statement by ESA Architecture.

Height

8.37 The proposed building heights vary from between 6-storeys to 24-storeys (Block A tower).The Residential Design
Guide Supplementary Planning Document (August, 2016) paragraph 7.2.5 states that landmarks in the form of
distinctive taller buildings can help emphasis the hierarchy of a place and are best placed in the central core or at
entrance points. Paragraph 7.3.4 states that within major development sites and in locations adjacent to transport
nodes, denser and taller forms of development may be acceptable. The increase in height above policy has been
considered in detail and a Heritage, Townscape Visual Impact Assessment has been undertaken to assess the
impacts. Whilst there are undoubtedly impacts, the net impact of exceeding policy guidance is by far outweighed
by the additional benefits in terms of the elegance of the scheme and the additional benefits in terms of affordable
housing and regeneration.

8.38 Skyline – Watford’s Approach to Taller Buildings Supplementary Planning Document (December, 2015)
paragraph 1.6 highlights the potential for well-designed and located tall buildings to provide landmark features
that can add legibility to the urban environment and create a gateway feature. The SPD recognises that if
designed and located well, they can provide compact urban form, maximized transport access and quality
placemaking, but states that these buildings need to be of a high quality design and should not harm strategic
views in the borough. A Heritage, Townscape Visual Impact Assessment by Capita (dated December 2016) has
been provided with the submission to assess the impact on strategic views.
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8.39 Paragraph 3.5 of the Skyline SPD notes that the majority of the borough area is unsuitable for taller buildings,
with the exception of some central locations which have notable regeneration, and economic development
opportunity, and high capacity public transport infrastructure, with reference to Ascot Road in particular.

8.40 In accordance with this guidance and that of emerging policy, the height of Block A has been considered in close
collaboration with the Council to ensure an exemplar design where the additional height actually adds to the sleek
and elegant appearance of the building. In addition a key tall building adjacent to the Cassiobridge Station will aid
legibility and connections to the existing adjoining areas which is crucial for Watford’s wider regeneration strategy.
It also provides the chance to deliver a development that all stakeholders could be proud of that would provide a
legacy for the site at this major transport interchange. Please refer to the Massing Development (Chapter 3.4) in
the Design and Access Statement which demonstrates the positive impact of the proposed height.

8.41 The emerging Local Plan Part 2 Policy TB1 (Location of Taller Buildings) states certain locations in the borough
may be appropriate for taller buildings. This includes Ascot Road (within SPA 6 Western Gateway) which benefit
from good public transport accessibility and could support more intensive development. The scheme is consistent
with this policy other than in relation to maximum height, which reflects the particular opportunity available at this
site.

Density

8.42 The site at Ascot Road is 1.58 ha in size. The proposal would accommodate 485 residential units, which would
give a density of 307 units per hectare.

8.43 The London Plan is not part of the development plan for Watford, but does include a helpful density matrix which
may serve as a guide – copied below. The guide states a maximum density range for ‘Central’ locations with
good public transport accessibility level (PTAL) of 215 to 405 u/ ha. In relation to the PTAL of this site, the
extension of the Metropolitan line will create a new station almost adjacent to the site (Cassiobridge Station). The
site therefore will have excellent access to public transport. The site is considered to be in an urban/ central
location, and is a significant regeneration site – therefore current urban densities in the area do not serve as a
reasonable guide for the proposed development. The site is therefore suitable for higher densities of between 260
u/ha (for an urban location with good PTAL) and up to 405 u/ ha (for central locations with good PTAL).

8.44 The density for Ascot Road is considered appropriate due to the nature of the area, which is an opportunity area
for redevelopment and regeneration, with a high level of accessibility to be created with the opening of the new
Metropolitan Line station in close proximity. In addition, CS Policy TLC2 (Neighbourhood Centres) stipulates for
residential proposals within or adjacent to a neighbourhood centre, slightly higher residential densities will be
allowed, to enhance the viability and integration of the centre, and to reflect its accessibility.

Dwelling Mix

8.45 Core Strategy Policy HS2 (Housing Mix) states the Council will seek the provision of a mix of housing types, sizes
and tenures at a local level to meet the requirements of all sectors of the community.

8.46 The residential accommodation on Ascot Road will include 35% affordable housing and a mixture of 1, 2 and 3-
bed units as follows:

Unit Type Number of Units

Studio flat
21
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Table 8.2: Residential Unit Mix Breakdown

Affordable Housing

8.47 CS Policy HS3 (Affordable Housing) states A rate of 35% affordable housing will be sought on major applications
of 10 residential units and above or sites of more than 0.5 ha. In accordance with policy, an allocation of 35% of
the overall scheme of 485 units comprises 170 units in total. This provision will be spread across Blocks D1, D2
and D3, which will be “affordable-only” blocks.

8.48 The tenure mix has been discussed at a number of meetings with WBC. The agreed tenure split will be in
accordance with policy as below:

- Shared Ownership - Block D1 – 52 units which is 31% Shared Ownership – vs Policy requirement of
15%

- Affordable Rent – Block D2 – 63 units which is 37% Affordable Rent – vs Policy requirement of 65%

- Social Rent – Block D3 – 55 units which is 32% Social Rent – vs Policy requirement of 20%

Dwelling Standards

8.49 In terms of residential spaces standards, all units are in accordance with Watford’s Residential Design Guide
(August, 2016). This document states that 1-bedroom units must have a minimum GIA of 37sq.m, 2-bedroom
units must have a minimum GIA of 61sq.m and 3-bedroom units must have a minimum GIA of 74sq.m. All
proposed units meet these standards.

Daylight / Sunlight

8.50 A Daylight and Sunlight Assessment has been prepared and submitted with the application package which
concludes construction of the development would have a gradually increasing effect on the levels of daylight,
sunlight, overshadowing and solar glare to residential properties and amenity spaces surrounding the site as the
construction progresses.

8.51 The retained levels of daylight and sunlight to the surrounding properties fully comply with the guidance set out
within the Building Research Establishment’s guidelines. With only one isolated notable alteration in daylight, the
effect of the proposal would be considered acceptable within this urban context.

8.52 The development does not cause any losses in sunlight to its neighbours beyond the levels suggested as
noticeable in the BRE guidelines.

8.53 The daylight and sunlight within the development has been maximised where possible through a daylight design
process.  In some cases, a balance has been reached between the external amenity provided by balconies and

1 bedroom flat
231

2 bedroom flat
208

3 bedroom flat
25

Total
485
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the daylight and sunlight to the windows they overhang.  Overall the levels of daylight and sunlight within the
rooms of the development are considered acceptable for accommodation within an urban environment.

8.54 Overshadowing to the neighbouring amenity area and to the amenity areas within the proposed development
have been assessed and are fully comply with the BRE criteria.

8.55 Please refer to the Daylight and Sunlight Assessment by Behan Partnership Ltd, submitted with the application
for further information (please refer to the ES Volume III Technical Appendix 7.1).

Sustainability / Energy

8.56 CS Policy SD3 (Climate Change) states all new developments (and associated infrastructure) will maximise the
use of energy efficiency and energy conservation measures in their design, layout and orientation to reduce the
overall energy demand and;

- reduce CO2 emissions.

- mitigate climate change.

- adapt to the effects of climate change.

- maximise the use of previously developed land and the efficient use of land.

- in SPAs development will be expected to exceed the Code for Sustainable Homes or BREEAM standard
current at the time of application

8.57 CS Policy SD3 states with respect to energy efficiency, designs should be shown to be adaptable over time to
enable future retrofitting and refurbishment projects to meet higher energy efficiency standards.

8.58 The emerging Local Plan Part 2 Policy SD5 (Sustainable Design) states major development within the Special
Policy Areas should achieve an energy performance standard equivalent to the former sustainable code for
homes level 4 in the case of residential development or BREEAM Excellent in the case of non-residential
development.

8.59 The Energy Statement concludes that the proposed development has an anticipated CO2 improvement of
23.92% beyond Part L 2013. This provides compliance with BREEAM ‘Excellent’ minimum standards within the
energy section of BREEAM for the commercial element of the development and goes beyond the equivalent to
CfSH Level 4; which equates to a 19% carbon reduction.

8.60 This is to be achieved through passive design, energy efficient measures incorporating design features such as
energy efficient lighting, sub-metering of relevant areas, upgrading of ‘U’ values and occupancy sensing it relative
areas, as well as the inclusion of Combined Heat and Power (CHP).

8.61 Please refer to the Energy Statement and Sustainability Statement by Cudd Bentley Consulting for further
information and a full list of measures (please refer to the ES Volume III Technical Appendices 3.1, 4.1 and 4.2).

Flooding and Drainage

8.62 CS Policy SD2 (Water and Waste Water) states the council aims to minimise water consumption, surface water
run-off and non-fluvial flooding whilst also protecting water quality. To deliver these objectives the council will
work with the Environment Agency, water companies and developers to:
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- ensure opportunities to protect and enhance aquatic habitats and water-related biodiversity are taken;

- ensure all new developments incorporate water conservation measures;

- ensure all new developments incorporate sustainable drainage facilities;

- ensure any sewerage network or wastewater treatment works upgrades required to support
development are provided ahead of the occupation of development.

8.63 The site is located in Flood Zone 1 and is at low probability of flooding from fluvial or tidal sources. Flood risk,
both on and off-site, from site-generated runoff has been addressed via a surface water drainage strategy.

8.64 The surface water strategy for the new development is proposed to comprise an arrangement of landscaped
soakaways, below-ground infiltration devices and off-site discharge to public sewer.  The system has been
designed to accommodate the 1 in 100 year storm plus a 40% allowance for climate change. Off-site discharge
will be restricted to a Greenfield rate of 5l/s and will be directed into an existing public sewer below Ascot Road
following a Section 104 public sewer connection agreement with Thames Water.

8.65 An FRA has been produced to demonstrate that appropriate attenuation measures and SuDS techniques can be
incorporated into the development.  The surface water strategy has been designed to accommodate the critical 1
in 100 year +40% climate change storm event whilst still preventing off-site flooding.  The site is therefore
considered to be at low risk from flooding and is not considered to increase flood risk to others.

8.66 The FRA complies with the policies set out in the NPPF and NPPG, LPA local plan policies and HCC SuDS
Guidance and Policies.

8.67 Please refer to the Flood Risk Assessment and Surface Water Drainage Strategy (December, 2016) by Capita for
further information (please refer to the ES Volume III Technical Appendix 11.1).

Air Quality

8.68 Saved District Policy SE20 (Air Quality) states any development within areas designated as air quality
management areas in Watford must have regard to guidelines for ensuring air quality is maintained at acceptable
concentrations as set out in the national air quality strategy. In addition, where developments are close to
AQMAs, and a significant increase in road traffic is predicted, similar regard to air quality concentrations must be
had.

8.69 The Air Quality Assessment concluded that the impact of the proposed development on annual mean PM10 and
NO2 concentrations upon completion was shown to be negligible at all receptors, in accordance with EPUK and
IAQM assessment criteria. It is concluded that, assuming appropriate dust mitigation measures are followed, the
proposed development is suitable to be considered for planning permission in terms or air quality.

8.70 Please refer to the Air Quality Assessment by Capita (dated November 2016) for further information (please refer
to the ES Volume III Technical Appendix 9.1).

Noise

8.71 Saved District Policy SE22 (Noise) states the Council will seek to ensure the separation of noise sensitive uses
(such as schools, hospitals and residential uses) noise-generating development or from areas where there are
future potential sources of noise.



Ascot Road Planning Statement January 2016

COPYRIGHT © JONES LANG LASALLE IP, INC. 2017. All Rights Reserved 40

8.72 The Acoustic Report concludes that with appropriate glazing systems, desirable internal noise levels can be
achieved within the habitable rooms of residential accommodation at the new development and suitable
alternative ventilation will enable windows to remain closed where required. This will ensure that there are no long
term significant adverse effects as a result of the development.

8.73 Please refer to the Acoustic Report by Hodkinson (dated November 2016) for further information (please refer to
the ES Volume III Technical Appendix 13.1).

Biodiversity

8.74 CS Policy G13 (Biodiversity) states proposals must seek to conserve and enhance the unique natural landscape,
biodiversity and habitat in and around the town, including the protection of County Wildlife Sites and the
appropriate management and expansion of wildlife corridors, such as along water courses and railway lines.

8.75 The council will support the designation, management and protection of biodiversity including national
designations (SSSIs), locally important Nature Reserves (LNRs) and County Wildlife Sites (CWS) and local
priority habitats and species as identified in the Hertfordshire Biodiversity Action Plan.

8.76 The site is not subject to any statutory or non-statutory ecological designations.  On-site habitats at the time of the
survey comprised a building and hard-standing, with discrete areas of introduced shrubbery, scattered scrub,
ephemeral vegetation and scattered trees.  Overall the site was considered to have limited wildlife value and the
habitats were considered to be of value for nature conservation within the zone of influence only.

8.77 The proposed development will result in the loss of on-site habitats although the proposed landscaping to be
incorporated as part of the design will improve biodiversity post works.

8.78 Mitigation measures will be required to minimise the potential negate ve effects arising from noise and general
disturbance during construction and changes in lighting levels during the construction and operational phases.
Specific precautionary measures will also need to be taken to avoid impacting nesting birds.

8.79 A series of enhancement measures are also recommended to improve conditions at the site for protected species
groups.  Furthermore, it is anticipated that the mitigation/enhancement measures outlined will have a significant
positive impact on biodiversity post works, both at the site and within the local environment.

8.80 Please refer to the Preliminary Ecology Appraisal by Capita (dated October 2016) for further information (please
refer to the ES Volume III Technical Appendices 14.2 and 14.3).

Open Space

8.81 Saved Policy L8 (Open Space Provision in Housing Development) states all new-build housing developments,
regardless of size, will be required to provide for sufficient open space as part of the development. The
Residential Design Guide (August 2016) requires flatted developments, communal open space provided for the
exclusive use of occupants of the development may be acceptable.

8.82 The scheme will provide dedicated open space to serve the new residents. Given the nature of the proposed
development, the majority of provision is within the large areas of communal open space around which the
scheme is located. These new communal gardens include community woodland gardens, a woodland walk and a
number of smaller elements of usable, landscaped open space.

8.83 The total open space provided as part of the communal gardens is 4,934m2. In addition, balcony areas will be
provided for private use of the occupants, which will equate to an additional 1,538m2 of private open space. In
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total this provision falls short of the policy requirement by around 10% (773m2). However, the site is located in
close proximity to a number of large areas of public open space which will be used by future occupants of the
scheme.

8.84 Please refer to the Landscaping Strategy by Capita (dated December 2016) for further information.

Play Space

8.85 In relation to child’s play space, Watford’s open space policy states that developments should seek to directly
meet their potential need for children’s play space within the development, unless nearby facilities clearly exist
within 200 metres (Saved District Plan Policy L9 Children’s Play Space). There are two local children’s play
spaces within close proximity to the site, in addition to a number of larger parks and playing fields which also
provide children’s play spaces.

8.86 Nonetheless, the development provides children’s play space of 2,620m2 of ‘Doorstep play space’, including open
space and playable features within the Podium Garden and a further 530m2 of ‘Local playable space’ in dedicated
play areas. This provision will cater for the needs of the new residents on site.

8.87 Please refer to the Landscaping Strategy by Capita (dated December 2016) for further information.

Transport / Highways

8.88 CS  Policy T2 (Location of New Development) states new development should be located in close proximity to
sustainable transport nodes and local centres or the town centre where facilities can be accessed without the
need to travel by private car.

8.89 All development proposals will be expected to promote smarter travel choices and should be accompanied by a
Green Travel Plan. The development proposals are supported by a Travel Plan (by Markides Associates, dated
December 2016), which promotes a sustainable transport strategy.

8.90 Please refer to the Transport Statement by Markides Associates (dated December 2016) for further information
(please refer to the ES Volume III Technical Appendix 8.1 and 8.2).

Car Parking

8.91 185 car parking spaces are proposed in the undercroft car park, reflecting a parking ratio of 0.38 spaces per unit.
The car park includes a number of blue badge spaces and will include 3 spaces that benefit from electric vehicle
charging points.

8.92 Saved District Plan Policy T22 Car Parking Standards, identifies that development proposals need to comply with
maximum parking standards, which are based on a method of zonal restraint, dependent on the accessibility of
the site. However, the current adopted zonal map identifies the site as being located within zone 4, of 4, the least
accessible, meaning no parking restraint factors are applied. However, this does not take into account the
committed introduction of a London Underground station adjacent to the site, which will result in a step change in
site accessibility and nor has it taken into account the recent introduction of a large food retail unit and primary
school.

8.93 In addition, the District Plan Saved Policy T26 (Car Free Residential Development) states that car free residential
development will be considered in suitable locations which are highly accessible by passenger transport, close to
amenities and services, subject to the provision of satisfactory site covenants, on-street parking controls and
measures to control displaced parking in adjacent areas.
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8.94 There is, therefore, policy justification for parking provision below the identified standards where a package of
measures are introduced relating to increased cycle parking and car club provision.

8.95 Full details are provided in the Transport Assessment by Markides Associates (dated December 2016) (please
refer to the ES Volume III Technical Appendix 8.1).

Cycle Parking

8.96 A number of cycle stores are proposed on the upper and lower ground floors providing 575 cycle parking spaces
for the residential and the commercial accordance with the District Plan Saved Policy T10 (Cycle Parking
Standards).

8.97 Secure cycle stores will be available next to each of the main residential cores. They will be cage style storage
with two tier stacked cycle storage units. Security will be provided with either fob or key access from the outside
and thumb-turn from the inside.

8.98 Visitor parking will be provided in areas as well as outside of the commercial units and in front of the main
entrance to the scheme.

8.99 Full details are provided in the Transport Assessment by Markides Associates (dated December 2016) (please
refer to the ES Volume III Technical Appendix 8.1).

Refuse / Recycling Storage

8.100 In accordance with saved District Plan Policy SE7 (Waste storage, recovery and recycling in new development),
in considering all development proposals which are likely to generate waste, the Council will have regard to the
extent to which on-site provision is made for waste collection, source separation, recovery and recycling facilities.

8.101 Refuse and recycling stores are located on the upper and lower ground floors. At each level in each residential
core there will be access to the waste chute. There will be a waste management plan in place involving
replacement of the Euro bins when the system notes that they are full. On the required days the operative will use
a vehicle to move the bins to the collection area adjacent to Ascot Road to the south of the site. The development
has included a minimum of the following.

- 51 No. 1100 Litre Eurobins for Refuse

- 51 No. 1100 Litre Eurobins for Recycling

- 2No. 240 litre bins per block for food and garden waste

8.102 Further information on waste management is included in the Design and Access (Chapter 6.6) by ESA
Architecture.

Access / Servicing

8.103 In accordance with District Plan saved Policy T21 (Access and Servicing) the proposal includes adequate
provision for access/egress and servicing arrangements to meet the necessary safety and capacity requirements.

8.104 Pedestrian access into the site will be from the Ascot Road Old frontage, connecting with the existing footway
provision, with a series of pedestrian links across the layout that provides access to each building core. Vehicular
access is provided in the site’s south west corner, which will provide access to the undercroft parking area,
operating as a left-in / left-out
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8.105 The development proposals include a delivery and servicing strategy that requires the introduction of dedicated
loading bays along the Ascot Road Old site frontage, with emergency and occasional service vehicle access
accommodated on-site via the inclusion of shared surfaces across the layout. There will be a pull-in space off
Ascot road for refuse vehicles next to the collection day hold area.

8.106 Please refer to the Transport Statement by Markides Associates (dated December 2016) for further information
(please refer to the ES Volume III Technical Appendix 8.1).
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9 Planning Obligations

9.1 This section assesses the likely planning obligations to mitigate for the potential impact of the development and
the methods of calculation.

9.2 The NPPF advises that planning authorities should consider the use of planning obligations where they could
make an otherwise unacceptable development acceptable. They should only be used where it is not possible to
address unacceptable impacts through planning conditions. Paragraph 2014 (also Regulation 122(2) of CIL)
states that planning obligations should only be sought where they meet all of the following tests:

 They are necessary to make a development acceptable in planning terms; and

 They are directly related to a development; and

 They are fairly and reasonably related in kind to a development.

Section 106 Agreement

9.3 Section 106 of the Town and Country Planning Act 1990 (‘s106’) enables a Local Planning Authority to impose
obligations on a developer to mitigate for the impact of the development.

9.4 Assuming the proposals are considered appropriate, a Section 106 Agreement will be drafted relating to this
application to ensure any potential impacts arising from the development are suitably mitigated (in accordance
with Core Strategy Policy INF1 Infrastructure Delivery and Planning Obligations).

Education

9.5 Saved District Plan Policy H10 (Planning Agreements for Educational and Community Facilities) states where a
proposed residential development is likely to create an increased demand for school places or other social or
community facilities, developers may be required to enter into a planning agreement with the Council and, where
appropriate, the County Council, to help meet the extra costs incurred as a direct result of the development.

9.6 Conversations have commenced with WBC and HCC regarding the Heads of Terms of the S106. It is our
understanding that the main need is for primary school places and this will be subject to further consideration with
HCC post submission. However, based on the information available there is considerable capacity within the
education system to absorb the projected child yield for the site.

9.7 Please refer to the Socio-economic Chapter 15 in the Environmental Statement for further information.

Transport

9.8 The scheme can be accommodated within the transport network with minor upgrades to signalling as identified in
the Transport Statement. Discussions are ongoing with HCC regarding how the site can make a proportionate
contribution to the more substantial interventions that might be required to upgrade the highway network to
accommodate future phases of the masterplan.

9.9 Please refer to the Transport Chapter 8 in the Environmental Statement for further information
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Community Infrastructure Levy

9.10 The Watford Community Infrastructure Levy (CIL) came into effect on 1 April 2015, however for Major Developed
Areas (which includes the application site) the CIL rate is NIL.
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10 Benefits of the Proposals

10.1 In presenting an assessment of the overall planning policy case and in addressing the planning balance, it is
necessary to consider the benefits of the proposed development. The NPPF sets out that the “presumption in
favour of sustainable development” is the golden thread running through both plan making and decision taking.
The scheme is wholly in accordance with this emphasis.

10.2 The proposal will deliver a landmark scheme for Watford. The scheme constitutes an appropriate re-use for this
brownfield site as well as making a clear contribution to the environmental, social and economic aspects of the
site and the surrounding area.

Social / Community

 Provision of market housing – The market units will enhance the quality and quantity of housing
stock available to local people.

 Provision of on-site affordable housing – the scheme will provide 170 (35%) affordable housing
units.

 Provision of family sized dwellings and wheelchair accessible homes.

 Improved Public Realm – The scheme will provide a new, generous public realm area, which will
create an attractive and vibrant focal point for the development.

 Private outdoor amenity to all residential units.

 Provision of 193sq.m of floorspace for community facilities.

 Provision of retail units – The scheme will provide 900sq.m of retail floorspace which will animate the
streets.

 Enhanced pedestrian permeability and the creation of new pedestrian links - The creation of new
public open space will assist pedestrian movement from Cassiobridge Station through to Holywell to
the south.

 Increased natural surveillance – the introduction of active uses at ground floor will enliven and
activate the street frontages and provide passive surveillance of the street.

 Enhanced safety and security – Once construction is complete, a number of security measures will
be in place such as CCTV provision and 24-hour security, which will help create a feeling of safety for
residents, visitors and employees of the development, as well as local people passing through.

Economic

 Local economic boost – New residents and employees at the site will generate significant spend
directly into the local economy. The ripple effect will help increase demand for higher quality shops and
services, in turn strengthening local land values.

 Short-term and long-term job creation – The proposal will generate a wide variety of employment
opportunities through the demolition and construction phase and full-time jobs required for the retail
units.
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 Enhanced public infrastructure – Improvements to local infrastructure directly and through planning
gain payments.

 Investment in local environment and highways – the scheme will improve connectivity in the local
area by creating a permeable and legible urban environment.

Environmental

 Use of previously development land – In conformity with the sustainable planning principles, this
development is on previously-development, brownfield land in an urban location meaning that green
space will be gained. In fact, the scheme increases the amount of green space on site due to the
landscaped public open space.

 High quality design and layout – The development will deliver a high quality design using good
quality materials, significantly enhancing the appearance of the local area.

 Significantly improved and expanded open space provision – The proposed area of open space
encourages ‘greening’ of the area.

 Biodiversity measures – The proposed amenity areas and landscaping strategy will support
biodiversity. Measures such as planting, places for birds to nestle and bat boxes will be delivered
across the ground floor and the roof/podium gardens.

 Recycling facilities – Where possible, the materials resulting from demolition of the existing buildings
will be reused. The whole vision has been developed with recycling in mind.

 Provision of cycle spaces – the proposal includes 575 cycle spaces.

 Provision of sustainable technologies – The development proposals includes the provision of
sustainable technologies and renewable energy to drive environmental performance.

10.3 The scheme does not compromise environmental quality, but rather improves it significantly. The development
will deliver marked improvement of local infrastructure, as the scheme incorporates new and improved on-site
infrastructure designed as an integral part of the proposals and contributions to wider improvements through
planning obligations secured via a Section 106 legal agreement.

10.4 The site will deliver comprehensive redevelopment of an underutilised site and act as a catalyst for further high
quality regeneration of the area included within the Masterplan boundary and beyond.
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11 Conclusion

11.1 In conclusion, the application site comprises a series of industrial and warehouse buildings (6,426sq.m GIA),
currently in use by a relocations and logistics firm (Class B8 in accordance with the Use Classes Order 1987 as
amended).

11.2 The proposal is for:

“Redevelopment of the site to provide a mixed use scheme including 485 residential units (Class C3), retail
units (Class A1 and/or A2 and/or A3 uses), community floorspace (Class D1 / D2), with associated cycle
parking, car parking, playspace, landscaping and public realm improvements”.

11.3 This detailed planning application has been prepared with full regard to the relevant planning policy framework
and identified aspirations for the site.

11.4 The application is supported by a comprehensive package of information to address all the relevant issues
arising.

11.5 We therefore, submit this application, in the knowledge that the details of the development allow for a high quality
residential-led mixed-use scheme which makes more efficient use of previously developed land and contributes
towards local housing need and the local economy.
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