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Commentary 

5.1.38 The scheme proposes an element of open space, which will serve the existing and new community’s needs.  

Pollution Policy 

National Policy 

The 12 Core Planning Principles advises the following regarding pollution; “contribute to conserving and 
enhancing the natural environment and reducing pollution’. When preparing plans to meet development needs 
the Local Authority should aim to minimise pollution”. 

Section 11 Conserving and Enhancing the Natural Environment advises that the planning system should; 
‘preventing both new and existing development from contributing to or being put at unacceptable risk from, or 
being adversely affected by  unacceptable levels of soil, air, water or noise pollution or land instability”. 

Paragraph 120 notes that “to prevent unacceptable risks from pollution and land instability, planning policies 
and decisions should ensure that new development is appropriate for its location. The effects (including 
cumulative effects) of pollution on health, the natural environment or general amenity, and the potential 
sensitivity of the area or proposed development to adverse effects from pollution, should be taken into account”. 

Paragraph 121 advises that “planning policies and decisions take account of the following:  

- the site is suitable for its new use taking account of ground conditions and land instability, including from 
natural hazards or former activities such as  mining, pollution arising from previous uses and any 
proposals for mitigation including land remediation or impacts on the natural environment arising from 
that remediation;  

- after remediation, as a minimum, land should not be capable of being determined as contaminated land 
under Part IIA of the Environmental  Protection Act 1990; and 

- adequate site investigation information, prepared by a competent person is presented”. 

Paragraph 123 notes that “planning policies and decisions should aim to: 

- avoid noise from giving rise to significant adverse impacts on health and quality of life as a result of new 
development; 

- mitigate and reduce to a minimum other adverse impacts on health and quality of life arising from noise 
from new development, including through the use of conditions;  

- recognise that development will often create some noise and existing businesses wanting to develop in 
continuance of their business should not  have unreasonable restrictions put on them because of 
changes in nearby land uses since they were established; and 

- identify and protect areas of tranquillity which have remained relatively undisturbed by noise and are 
prized for their recreational and amenity value for this reason”  

Local Policy 

Policy SE20 Air Quality states that: 

“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”. 

Policy SE21 Air Quality Management Areas states that:  
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“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.” 

Policy SE22 Noise states that: 

“In accordance with PPG 24: Planning and 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 can not 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.” 

Policy SE23 Light Pollution stipulates that: 

“In order to minimise light pollution, full details will be required where external lighting is likely to be required as 
part of a development. External lighting scheme proposals, including floodlighting, will only be approved where 
it can be demonstrated that: 

a)  the scheme proposed is the minimum needed for security and/or operational purposes; 
b)  it minimises the potential pollution from glare and light spillage; 
c)  there would be no adverse impact on residential amenity; 
d)  there would be no adverse impact on the character or openness of the Green Belt; 
e)  it would not adversely affect ecological interests; 
f)  there would be no dazzling or distraction of users of roads and waterways; and 
g)  it complies with Policies U1, U2, U3, U4 and U5. 

The Council may grant permission subject to conditions minimising the impact of external lighting on the safety 
and amenity of surrounding areas. These may include better technology, controlling the times of operation, or 
the design of landscaping.” 

Policy SE25 Potentially Hazardous or Polluting Development notes that: 

“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 
general amenity resulting from release to water air or land, or from noise, dust, vibration, odour, heat or light.  

Developments that could adversely affect groundwater quality, flow or volume will not be granted permission. 
Where there may be a potential impact, a preliminary risk assessment will be required to identify the risks, and 
appraise the development and remediation options.” 

Emerging Policy SD13 Air Quality states that: 

“Impact of new developments:  

The Council will have regard to the potential effects of a development on local air quality when determining 
planning applications. Applications for all major development and other development which, due to its nature or 
operational characteristics, may give rise to significant emissions and/or pollutants will be required to provide 
an assessment of the effects on air quality caused by both the construction and operational characteristics of 
the development (industrial processes and emissions, biomass boilers, etc.) and associated traffic generation. 
This should include any associated mitigation measures. 

Developments should not cause significant harm to air quality, cumulatively or individually. Any development 
within or adjacent to designated Air Quality Management Areas (AQMAs), will need to be assessed with regard 
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to the council’s Air Quality Action Plan, which aims to improve air quality. Where adequate mitigation is not 
provided and/or is not practicable, planning permission may be refused.  

Location of sensitive developments:  

Existing air quality, and the scope for mitigation, will be considered when determining applications for 
development whose occupiers/users may be particularly sensitive to air quality (which may include, but is not 
limited to, uses such as schools or care homes).” 

Emerging Policy SD14 Noise notes that: 

“Noise Sensitive Development:  

All noise sensitive development (residential, schools, hospitals, hotels, etc.) should be located away from uses 
that are significant sources of noise. Where this is not possible, a full noise assessment will be required to 
assess the potential impact of noise on the development and to propose mitigation measures to achieve 
acceptable noise levels for future occupiers without adversely impacting the operation of existing businesses in 
the area (see Appendix F for detailed guidance). Where acceptable noise mitigation cannot be achieved 
(through design and layout, insulation measures, etc.) planning permission may be refused.  

Within the defined noise sensitive areas in the town centre, applications for residential development will need 
to be accompanied by a full noise assessment to demonstrate that appropriate noise insulation will be provided.  

Noise Generating Development:  

All development that may give rise to significant noise due to its nature or operational characteristics should be 
located away from existing noise sensitive uses. Where this is not possible, a full noise assessment will be 
required to assess the potential impact of noise on existing properties and to propose mitigation measures to 
achieve acceptable noise levels (see Appendix F (b) for detailed guidance). Where acceptable noise mitigation 
cannot be achieved (through design and layout, insulation measures, hours of operation, etc.) planning 
permission may be refused.” 

Emerging Policy SD15 External Lighting states that: 

“In order to minimise light pollution in the environment, all external lighting schemes should be designed to be 
no more than the minimum needed for security and/or operational purposes and should: 

- avoid pollution from uplighting, glare and light spillage;  
-  avoid adverse impact on residential amenity;  
-  avoid adverse impact on the character / openness of the Green Belt;  
-  avoid adverse impact on ecological interests;  
-  avoid dazzling or distraction of users of roads and waterways;  
-  where possible consider appropriate landscaping to limit visual intrusion;  
-  avoid adverse impact on heritage assets.  

Any development that is unable to comply may be refused planning permission.” 

Commentary 

5.1.39 Desk-based research and assessments have been undertaken pursuant to discussions with relevant agencies 
to identify the potential for pollution in respect of both ground conditions and air quality. Where necessary, 
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appropriate remediation and construction management measures have been identified. More detailed 
information on pollution related matters is provided in the relevant Chapter. 

5.1.40 Waste management will be a key consideration at all stages: demolition, construction and during operation. The 
opportunities to recycle demolition waste will be maximised through careful construction management (e.g. 
temporary material compound during the whole construction) and in terms of construction waste, the high 
construction waste recycling target will be set. 

Water Resources and Flood Risk Policy 

National Policy 

Section 13 Facilitating Sustainable Use of Minerals notes that “when preparing Local Plans the Government 
advises Local Authorities to ‘set out environmental criteria, in line with the policies in this Framework, against 
which planning applications will be assessed so as to ensure that permitted operations do not have 
unacceptable adverse impacts on…. increased flood risk, impacts on the flow and quantity of surface and 
groundwater and migration of contamination from the site”. 

and upgrading to be undertaken in a sustainable and cost effective way”. 

Local Policy 

Policy SD2 Water and Wastewater notes that: 

“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: 

-  ensure opportunities to protect and enhance aquatic habitats and water-related biodiversity are taken; 

-  ensure all new developments incorporate water conservation measures and that predicted per capita 
consumption for any new residential development does not exceed the national standards or regional 
recommendations, whichever is lower; 

-  ensure all new developments incorporate sustainable drainage facilities; safeguard areas for future flood 
alleviation schemes and use the sequential approach to ensure only appropriate development occurs in 
the floodplain (map available at http://www.watford.gov.uk/sfra); 

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

 
Policy SD9 Water Consumption states that: 
 
“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 SD8 Managing Flood Risk and the Water Environment stipulates that: 
 
“Development must be located, designed and laid out to minimise the risk of flooding from all sources, whilst 
not increasing the risk of flooding elsewhere. 

http://www.watford.gov.uk/sfra
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Development will be guided to areas of lowest flood risk through the application of the Sequential Test, and 
where applicable, the Exception Test. This means that development of unallocated sites will not be permitted 
if there are reasonably available sites appropriate for the proposed development in areas with a lower 
probability of flooding, unless they meet the Sequential and/or Exception tests. 
 
A site specific flood risk assessment will be required for all development proposals (including minor 
development and change of use) in flood risk zones 2 and 3.  
 
Within Zone 1 a site specific flood risk assessment will be required for development proposals:  
 
-  over 1ha,  
-  in an area with critical drainage problems (as notified to the local planning authority by the Environment 

Agency), 
-  in an area identified as at risk of flooding in the latest Surface Water Management Plan, or where there is 

no up to date Surface Water Management Plan, in the Environment Agency Surface Water Maps; or,  
-  where proposed development or a change of use to a more vulnerable class may be subject to other 

sources of flooding.  
 
All major applications will also require a Surface Water Drainage Assessment.  
 
Development proposals in areas at risk of flooding (from any source) will need to demonstrate that:  
 
- The design and construction are resilient and resistant to flooding, including safe access and egress 

routes. 
-  A plan is in place to raise flood awareness of future occupiers and improve emergency planning in 

consultation with the local authorities.  
-  The development would not constrain the natural function of the flood plain, either by impeding flow, 

hindering maintenance access or by reducing flood water storage capacity.  
 
Developers should demonstrate that their proposal takes account of relevant recommendations or issues 
identified in local or regional flood risk documents, including strategic flood risk assessments and surface 
water management plans.  
 
Floor levels in flood zones 2 and 3a should be designed to be above the 1 in 100 years predicted maximum 
flood levels, plus a minimum freeboard of 300mm, taking account of climate change. The allowance to be 
made for climate change should follow the latest Environment Agency guidance (currently ‘Climate Change 
Allowances for Planners 2016’).  
 
Drainage and surface water:  
 
The Council will expect developers to show that there is adequate waste water infrastructure capacity to serve 
all new developments.  
 
In order to demonstrate this, applications should:  
 
-  Contain drainage proposals which demonstrate that there is no increase in surface water run-off and 

which achieve greenfield run off rates.  

-  Demonstrate how the drainage proposals maximise other environmental benefits such as biodiversity and 
green infrastructure. 

-  Show that opportunities for SuDs have been optimised and incorporated taking account of the latest 
guidance.  
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-  Show that there would be no increased risk to foul and surface water flooding both on and off site and that 
where upgrades are required the developer has liaised with the relevant water/wastewater infrastructure 
provider to ensure these are in place ahead of occupation of the development. The developer may need to 
provide the required upgrades where these are not programmed by the water or wastewater company. 

-  Demonstrate that infiltration drainage, such as soakaways, are not located in contaminated areas of the 
site, or where they may otherwise cause an increased risk of groundwater pollution. Potentially polluted 
surface water runoff discharging to ground water or watercourses, for example from car parks or industrial 
areas, should have adequate pollution prevention measures in place. Only clean roof drainage is 
acceptable to discharge to ground in Source Protection Zone 1.” 

 
Policy SE27 Flood Prevention notes that: 
 
“The susceptibility of land to flooding is a material planning consideration. In accordance with PPG 25: 
Development and Flood Risk and SPG24: Flood Risk Management, the Council will resist any development 
which has potential to contribute to flood risk and have an adverse impact on river channel instability or 
damage to wildlife habitats. Built development in the functional flood plain, where excess water flows or is 
stored at times of flood, should be “wholly exceptional” and limited to essential infrastructure that has to be 
there. The extent of the floodplain is either defined by the Environment Agency (and shown in SPG 24: Flood 
Risk Management) or, where there is insufficient flood risk information, the onus will be on the applicant to 
carry out a satisfactory flood risk assessment to establish the extent of the functional flood plain. 
 
Applications likely to require particular consideration of flood risk issues include those for development: 
 
a) shown on an indicative flood plain map prepared by the Environment Agency; 
b)  within or adjacent to any watercourse, particularly where there may be potential for flash flooding; 
c)  adjacent to or including any flood bank or other flood control structure; 
d)  situated in an area where the Agency has indicated that there may be drainage problems; 
e)  likely to involve the culvert or diversion of any watercourse; 
f)  of such a size or nature relative to the receiving watercourse/ drainage system that there could be a 

significant increase in surface water run-off from the area, including the cumulative effect of smaller 
developments; or 

g)  which, due to a change of use or otherwise, would increase the number of people at risk within the flood 
plain. 

 
Applicants pursuing a development proposal identified by the Environment Agency to be within an area of 
flood risk should first consult with the Agency on the potential risks to their development, the likely effects of 
their proposals on others, and on whether mitigation would be likely to be effective and acceptable. A flood-
risk assessment should be carried out. This may require detailed hydrological and hydraulic investigations to 
determine the risks at particular sites, and to inform the process of detailed design and the selection of 
mitigation measures. 
 
In considering development proposals, the Council will take into account matters including: 
 
a) advice from the Environment Agency as the lead agency on this matter, and other agencies as 

appropriate; 
b)  the sequential test in allocating priority or permitting sites for development (see PPG 25 and SPG 24: 

Flood Risk Management); 
c)  the potential for restoration of functions to flood plains to contribute to more sustainable flood 

management, as well as amenity landscape and biodiversity objectives (see Policies SE33: Nature 
Conservation and Biodiversity and SE30: Surface Run-off and Sustainable Drainage systems); 

d)  consideration of flood risk and its management needs applied on a whole catchment basis, and not 
restricted to flood plains; 

e)  any flood defences or mitigation works to be met by the developer; 
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f)  the extent to which the applicant has demonstrated that they have applied the guidance contained within 
Appendix E of PPG 25 on Sustainable Drainage systems. 

 
The Council will use conditions and planning obligations where appropriate to minimise potential for flood risk. 
The Council will apply the precautionary principle to the issue of flood risk in planning decisions (see 
Paragraphs 12.4 – 12.6: Precautionary Principle).” 

Commentary 

5.1.41 The proposed scheme takes account of water supply infrastructure, and has been designed with water 
management in mind.  

Ground Conditions 

National Policy 

Section 11 Conserving and Enhancing the Natural Environment advises “ground conditions and land 
instability, including from natural hazards or former activities such as mining, pollution arising from previous 
uses and any proposals for mitigation including land remediation or impacts on the natural environment arising 
from that remediation”. 

Local Policy 

Policy SE24 Unstable and Contaminated Land stipulates that: 

“The Council expects applicants for planning permission to disclose information regarding the possible 
contamination or instability of a site. Where it is only suspected that the site may be contaminated, or where 
there is evidence that there is only slight contamination, the Council will impose a condition on any planning 
permission granted to require a site investigation and assessment prior to development. Where it is known or 
strongly suspected that the site is significantly contaminated, the Council will require a risk-based site 
assessment and, if necessary, proposals for remedial works prior to determining an application for planning 
permission. Where decontamination or maintenance cannot be guaranteed to have no adverse effect, 
permission for development on contaminated land will be refused. Where a site investigation reveals 
contamination which represents unacceptable risk to any receptor, applicants will be required to submit 
proposals for the safe development of the site, including appropriate risk management options and the 
maintenance of pollution prevention measures. 

The Council should also be satisfied that measures have been taken to ensure that the proposed development 
will not lead to land instability during works or following completion in accordance with PPG14: Development 
on Unstable Land. 

The Council may consult with appropriate organisations in order to properly assess the information provided by 
applicants, and will have regard to expert advice offered when determining applications for development.” 

Policy SE25 Potentially Hazardous or Polluting Development states that: 
 
“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). 
 
The Council will also have regard to the following criteria when determining planning applications: 
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a) Need for development in connection with existing industrial or waste management facilities in order to 
meet statutory environmental standards and objectives. 

b)  Wider economic and social need for the proposed development. 
c)  The feasibility of securing pollution and nuisance controls during the lifetime of the use, and restoration of 

the land so that it is capable of an acceptable and safe after-use.  
d)  The ability to locate the proposed use at a significant distance from houses and other pollution-sensitive 

land uses. The Council will take into account existing land uses and areas designated in the Plan for these 
pollution-sensitive uses.” 

 
Emerging Policy SD11 Unstable, Contaminated and Potentially Contaminated Land notes that: 
 
“Where unstable or contaminated land is suspected, site investigation information will be required to assess 
the risk and the level of contamination and the suitability of the site for the proposed use. This should include 
a strategy for the remediation of the site.  
 
The council will require appropriate remediation of any unstable or contaminated land before development can 
commence. Where adequate remediation of the proposed development cannot be achieved, planning 
permission will be refused.” 
 

Commentary 

5.1.42 The assessment of ground conditions on site is based on information and geo-environmental risk assessments 
presented in various reports. It is considered that the site poses low risk for the uses proposed and problems 
that are identified can be easily mitigated. 

Community Facilities 

National Policy 

Paragraph 70 states that 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 environments;  

- guard against the unnecessary loss of valued facilities and services, particularly where this would reduce 
the community’s ability to meet its day-to-day needs;  

- ensure that established shops, facilities and services are able to develop and modernise in a way that is 
sustainable, and retained for the benefit of the community; and  

- ensure an integrated approach to considering the location of housing, economic uses and community 
facilities and services. 

Local Policy 

Policy L9 Children’s Play Space states that: 

“The Council will refuse applications involving the loss of children’s play space and will seek to rectify 
deficiency of children’s play facilities and upgrade existing facilities wherever possible. 

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. Commuted payments towards future provision or upgrading 
will only be accepted in exceptional circumstances or where sites are less than 0.2 hectares. The Council 
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considers it appropriate to secure open space provision on-site, or through commuted sums for off-site new 
provision or improvement of existing facilities nearby to the development site, in accordance with Paragraph 
9.35 and SPG 10: Open Space Provision.” 

Policy CS9 Health Provision notes that: 

“The Council will assist all health care providers to make provision for local health care facilities. Development 
proposals, providing health care facilities, will be acceptable in principle: 

a) on existing sites or adjacent to existing premises providing health care or social services; 
b)  in other locations in close proximity to existing community facilities or local shopping facilities, which are 

easily accessible by passenger transport; or 
c)  within the Town Centre, according to Policies S5 – S8.” 

Policy H10 Planning Agreements for Educational and Community Facilities stipulates that: 

“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.” 

Commentary 

5.1.43 The proposed development will provide some ground floor space for community facilities. 

Planning Obligations 

National Policy 

Paragraph 173 states that “plans should be deliverable. Therefore, the sites and the scale of development 
identified in the plan should not be subject to such a scale of obligations and policy burdens that their ability to 
be developed viably is threatened’. 

Planning Conditions and Obligations notes that “Planning obligations should only be used where it is not 
possible to address unacceptable impacts through a planning condition. Planning obligations should only be 
sought where they meet all of the following tests: 

- necessary to make the development acceptable in planning terms; 
- directly related to the development; and 
- fairly and reasonably related in scale and kind to the development”. 

Paragraph 206 states that “Planning conditions should only be imposed where they are necessary, relevant to 
planning and to the development to be permitted, enforceable, precise and reasonable in all other respects”. 

Local Policy 

Policy INF1 Infrastructure Delivery and Planning Obligations states that: 

“Infrastructure provision in Watford will reflect the council’s priorities for infrastructure set out in the Infrastructure 
Delivery Plan. The council will use pre-application discussions and the site allocations document to focus 
infrastructure delivery on the following: 

-  new school capacity; 
-  new hospital and other health care facilities; 
-  new transport infrastructure to support major regeneration initiatives and green travel; 
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-  new and enhanced green infrastructure; 
-  new water and sewerage infrastructure capacity; 
-  new cemetery capacity; and 
-  other localised deficits of necessary social infrastructure identified from time to time in the IDP. 

With regard to utilities and communications infrastructure, the council will work with providers and developers 
to ensure sufficient capacity and design to meet the anticipated increase in demand from new development. 
The council will support in principle the inclusion of energy provision in new and more sustainable ways within 
development proposals, including the use of communal or district heating systems. 

Public and private sector infrastructure providers should work closely with the council in order to maximise the 
delivery of local infrastructure needs. The council will refresh the IDP on a regular basis, and this will require 
the cooperation and involvement of infrastructure providers. 

The council will work positively with neighbouring authorities and Hertfordshire County Council on infrastructure 
issues including the introduction of the Community Infrastructure Levy (CIL). 

The council is committed to introducing the CIL by April 2014 by bringing forward a charging schedule for the 
borough. 

Planning Obligations 

Until the introduction of CIL, the council will continue to use planning obligations under Section 106A & B of the 
Town and Country Planning Act 1990 to ensure that developer contributions towards necessary infrastructure 
are maximised.  

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. 

Details of the current S106 charges can be found in the council’s guidance note on Planning Contributions for 
Residential Development. 

The introduction of CIL by April 2014 will ensure that the current Section 106 guidance is reviewed, and will 
ensure that the range and level of contributions towards our local infrastructure needs are kept up to date and 
maximised in the context of emerging CIL practice and guidance. This will include considering the potential for 
seeking contributions from new commercial development as well as the potential for increasing the contributions 
to infrastructure from new residential development. The council will require developers to pay a financial 
contribution towards the council’s costs of administering and monitoring planning obligations and the CIL 
regime. S106 contributions will be sought, where required for the proposed development to proceed, for on-site 
and off-site infrastructure needs and affordable housing, in parallel with the new CIL regime.” 

Policy T5 Providing New Infrastructure stipulates that: 

“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. 

Contributions will be sought to enable key transport infrastructure schemes that are planned for Watford. These 
include, but shall not be limited to: 



Ascot Road  Volume 1: Environmental Statement 

 

5 / 39 

 

- Croxley Rail Link 
-  Watford Junction Interchange 
-  Intelligent Transport Systems Strategy 

In addition, contributions will be sought to improve the borough’s sustainable transport network in conjunction 
with the delivery of the South West Herts Transportation Strategy (2008) and any subsequent review.” 

 

5.2 SUMMARY 

5.2.1 The planning application proposals have been developed in the context of an extensive and complex matrix of 
national and local policies together with a number of material considerations. These have provided information 
and a framework for the assessment of environmental effects and for individual technical assessments 
recorded in this Statement. 

5.2.2 It is not appropriate, or the purpose of this Chapter, to comment on the compliance or otherwise of the 
proposed development in relation to the various policies but to indicate in broad terms the policy context within 
which the proposals have been progressed and the environmental effects assessed. 
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6. Consideration of Alternatives 

6. 1 INTRODUCTION 

6.1.1 Schedule 4 to the Regulations requires at Part 1(2) and part 2(4) that where alternatives have been 
considered “an outline of the main alternatives studied by the applicant or appellant and an indication 
of the main reasons for the choice made, taking into account the environmental effects” should be 
included within the Environmental Statement. An outline of the applicant’s consideration of 
alternatives is provided below. 

6. 2 A ‘DO NOTHING’ SCENARIO 

6.2.1 A ‘do nothing’ scenario is not an option for Orion (Cassiobridge) Limited in the context of its extensive 
landholdings which have been acquired for the purposes of redevelopment. 

6.2.2 Redevelopment of the site offers an opportunity to improve the existing situation by providing a 
building of modern high quality design which is visually more appealing than the existing warehouse. 
It also offers the opportunity to provide new homes, retail and community floorspace to this area of 
high public transport accessibility in close proximity to new metropolitan line station. 

6.2.3 The 'Do Nothing' scenario would see the continued operation of the existing warehouse building and 
logistics business, which are presently outdated and inefficient in comparison with modern 
equipment. This will result in greater levels of potentially polluting emissions from building plant than 
could be achieved with a new building.  

6.2.4 Under the ‘Do Nothing’ scenario, the best use of the site’s locational advantages will not be realised 
and the site will not make as comprehensive a contribution towards the expected growth of housing 
in Watford.  

6.2.5 The existing warehouse constitutes is currently considered to be surplus to requirements in terms of 
the local catchments and current market demands. The ‘Do Nothing’ scenario would not offer the 
opportunity to introduce mixed uses to the site through the enhancement of retail and residential 
units. 

6.2.6 The beneficial outcomes of the ‘Do Nothing’ alternative are considered to be minimal relating 
predominantly to the avoidance of disruption to site users and neighbours associated with the 
temporary demolition and construction activities. The ‘Do Nothing’ alternative was excluded from 
further consideration as it will not achieve WBC’s environmental, social and economic aspirations for 
the masterplan of the site.  

6. 3 A ‘DO MINIMUM’ SCENARIO 

6.3.1 In the ‘Do Minimum’ alternative the applicant would refurbish the existing buildings. The extent of 
refurbishment works would be subject to the commercial viability of undertaking such works.  

6.3.2 This prominent site within close proximity to new Metropolitan line Station is under single ownership, 
which has allowed a comprehensive regeneration masterplan to provide high quality residential 
buildings, enhance adjacent streets including Ascot Road and improve the local townscape to be 
considered holistically for the first time. 

6.3.3 A ‘Do Minimum’ approached would not deliver the comprehensive regeneration benefits of a 
masterplanned scheme.   
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6. 4 ALTERNATIVE LOCATIONS 

6.4.1 The application site is located within a wider area of recent and proposed development and 
regeneration and is in a policy framework - both adopted and emerging – that promotes development 
for a mix of land uses and scales of buildings. The site is within the single ownership of the applicant.  
Alternative locations for the mixed use development have therefore not been considered although 
the applicant has, in arriving at the mix of uses, considered its own residential housing 
accommodation requirements in this location in the context of its wider estate.  

6. 5 ALTERNATIVE LAYOUTS 

6.5.1 Alternative approaches to the inclusion of open space and the layout of building within the scheme 
in terms of its location(s), extent and relationship to neighbouring sites and development have been 
considered. Full examples of the alternatives considered are provided within the Design & Access 
Statement and supporting appendix. 

6.5.2 ESA, the architects have undertaken a detailed design process which is set out in full in the Design 
and Access Statement. The images in Figure 6.1 outline the design evolution process, taking into 
account the site considerations and constraints. The design of the proposed development has taken 
shape and evolved through a continuous consultation process with the applicant, design team and a 
number of key statutory and non-statutory consultees. A wide range of layouts and configurations 
were considered and tested before arriving at the current design. 

6.5.3 The outcome of the iterative design process had a positive effect on the design of the proposed 
development with the evolution of the scheme providing greater consideration to a wider range of 
issues, sensitivities and opportunities particular to the locality. The EIA process has resulted in 
amendments to the scheme design and informed the planning application submission. The process 
of consultation will continue through the formal application stage. 

6.5.4 The design evolved around the constraints and opportunities presented by the site and it's context. 
Some of the principle considerations throughout the evolution were: 

 The relationship of the development to the character of Ascot Road; 

 Developing opportunities for new pedestrian routes through the site;  

 Defining the right balance of ground floor uses in the right locations; 

 Defining and appropriate massing; 

 Height; 

 Quality of the residential accommodation and supporting amenity. 

 

 

.  
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6. 6 ALTERNATIVE DESIGN 

6.6.1 Proposals for redevelopment have been the subject of extensive pre-application discussions with 
WBC and HCC.  Ongoing dialogue has informed the evolution of the current scheme to meet the 
requirements and aspirations of the planning authorities. In this regard a number of design iterations 
particularly for the height and ground floor retail uses have been considered to inform assessments 
of the likely significant environmental effects of the development particularly in respect of townscape 
and heritage effects. 

 

Figure 6.1: Design Development. 

 
6.6.2 Careful consideration has been given to ensuring that the townscape and visual effect of the scheme 

is minimised through the use of appropriate building heights and massing. In particular, the maximum 
building height and the massing of the buildings in relation to the neighbouring buildings and the view 
of the Site from the Cassiobury Park has been a key consideration. Detailed discussions with officers 
regarding the height of the proposed Building A have taken place. 

6.6.3 The suitability of the local wind environment has been considered in terms of the comfort levels 
required for particular pedestrian activities in and around the Site. This is of particular relevance to 
the Development’s provision of public realm and pedestrian access routes.  

6.6.4 Potential contamination from previous Site uses requires consideration with respect to ground works 
and the potential need for remediation.  

6.6.5 The Site is located within a busy mixed-use area, immediately adjacent to the heavily trafficked Ascot 
Road. Details of how the Development would achieve suitable internal noise and vibration conditions 
for future residents and other users have informed the design development. 

6.6.6 Comments made during the course of pre-application consultation have been incorporated into this 
proposal. As part of the design development process the applicant consulted local residents and 
stakeholders on the detailed design proposals via two Public Exhibitions on the 2nd and 5th November 
2016. Following the public exhibition, the development team spent time reviewing the feedback and 
establishing how the scheme should be developed as a result. Feedback from these sessions has 
informed the final design proposals. 
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Figure 6.2: Public Consultation.  
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7. Sunlight, Daylight and Overshadowing 

7. 1 INTRODUCTION  

7.1.1 This chapter of the Environmental Statement (ES), written by Behan Partnership Ltd, assesses the 
potential and residual impact of the development by Orion (Cassiobridge) Limited of Ascot Road, 
Watford (hereafter referred to as the 'the development') in terms of daylight and sunlight amenity to 
existing surrounding properties, transient overshadowing and hours in sun.  

7.1.2 This chapter contains a summary of relevant legislation, planning policy and guidance together with 
methodologies applicable to the assessments. This is followed by consideration of the relevant 
baseline conditions, against which the potential impacts are assessed, together with an assessment 
of potential microclimate impacts associated with daylight, sunlight and overshadowing of the 
development during the demolition and construction works and once completed. Mitigation measures 
are identified, where appropriate, to avoid, reduce or offset any adverse effects identified, together 
with the nature and significance of likely residual effects.  

7.1.3 An internal daylight, sunlight and overshadowing assessment has been undertaken and forms a 
standalone report.  

7.1.4 This chapter is supplemented by the following documents which can be found:  

Neighbour Assessment Appendices: 

 Technical Appendix 7.1 – Drawing of the Baseline and Proposed Scenarios;  

 Drawings 20162188/Rel02/01 to 04  (Existing Site Layout plan/3D view) 

 Drawings 20162188/Rel02/05 to 08  (Proposed Site Layout plan/3D view) 

 Drawings 20162188/Rel03/01 to 04  (Proposed Site Layout plan/3D view) 

 Drawings 20162188/Rel02/09 to 12  (Sample VSC Waldrams)  

 Drawings 20162188/Rel02/13 to 16  (Sample Sunlight Waldrams)  

 Drawings 20162188/Rel02/18 to 28  (Window Maps)  

 Drawings 20162188/Rel02/29 to 41  (Sample Daylight Distribution plots)  

 Technical Appendix 7.2 –Daylight and Sunlight Results for the Baseline and Proposed 
Scenarios (surrounding receptors);  

 Results Tables with Balconies; 

 VSC, Sunlight 

 Daylight Distribution 

 Results Tables with no Self-Obstructing Balconies; 

 VSC, Sunlight 

 Daylight Distribution 

 VSC and DD Results of 3.2m Acoustic Screen (Master Plan May 2016) 

 Technical Appendix 7.3 –Transient, Sun on ground analysis (Overshadowing) for Baseline 
and Proposed Scenarios;  

 Drawings 20162188/Rel02/TS01-TS16 (Transient Shadow Study plots) 

 Result Table for Ascot Road School 
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Self Test Assessment Appendices: 

 Technical Appendix 7.4 – Internal Daylight and Sunlight Amenity Results with cumulative 
Daylight and Sunlight Amenity Results with 3.2m screen and Masterplanning Study sites 

 Drawings 20162188/Rel03/01 to 04  (Proposed Site Layout plan/3D view) 

 Drawings 20162188/Rel03/05 to 14  (Window Maps) 

 Drawings 20162188/Rel03/15 to 16  (Sample VSC Waldrams)  

 Drawing 20162188/Rel03/17  (Sample Sunlight Waldrams)  

 Drawings 20162188/Rel03/18 to 43  (Sample Daylight Distribution plots)  

 Drawing 20162188/Rel03/44  (Amenity Sun on Ground Analysis) 

 Drawings 20162188/Rel02/TS01-TS16 (Transient Shadow Study plots) 

 Results Tables;  

 VSC, Sunlight 

 Daylight Distribution 

 ADF 

 Technical Appendix 7.5 – Internal Daylight and Sunlight Amenity Results with existing 
baseline condition 

 Results Tables;  

 VSC, Sunlight 

 Daylight Distribution 

 ADF 

 

7. 2 EXISTING BASELINE CONDITIONS 

Legislation and Planning Policy Context  
 

National Planning Policy Documents  
 

National Planning Policy Framework (NPPF, 2012)  
 

7.2.1 The National Planning Policy Framework (Ref. 7.1) adopted on the 27th March 2012, replacing the 
Planning Policy Statements and Planning Policy Guidance, stipulates that  
“…planning policies and decisions should always seek to secure a good standard of amenity for 
existing and future occupants of land and buildings.”  

 

National Planning Practice Guidance (NPPG, 2014)  

7.2.2 The National Planning Practice Guidance (Ref 7.2) was launched in 2014, creating an online resource 
for planning practitioners. The guidance does not provide any further detail in terms of amenity beyond 
that stated above. 
 
Strategic Planning Policy Documents  
Hertfordshire County Council Development Plan  

 
Local Planning Policy Documents  
Watford Local Plan (LP) Part 1 2006-2031 Core Strategy  
Saved policies of the Watford District Plan (2000)  
Emerging Local Plan Part 2 2006-2031 Development Management Policies and Site Allocations  
Emerging Croxley View/ Ascot Road Study Masterplan  
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Other Relevant Policy, Standards and Guidance  
 

English Heritage / Commission for Architecture and the Built Environment Guidance on Tall 
Buildings, 2007  

7.2.3 Paragraph 4.1.8 of the English Heritage (EH) / Commission for Architecture and the Built 
Environment (CABE) Guidance on Tall Buildings (Ref 7.7) recommends that the following criteria 
should be addressed in relation to new developments:  

 

“The effect on the local environment, including microclimate, overshadowing, night-time appearance, 
vehicle movements and the environment and amenity of those in the vicinity of the building”.  
 
Building Research Establishment (BRE) Guidelines: Site Layout Planning for Daylight and Sunlight 
2011, A Guide to Good Practice, Second Edition  

 

7.2.4 The Building Research Establishment (BRE) Guidelines ‘Site Layout Planning for Daylight and 
Sunlight – A Guide to Good Practice 2011, 2nd edition’ (released October 2011) (Ref 7.8) provides 
advice on site layout planning to achieve good sunlighting and daylighting within buildings, and in the 
open spaces between them. It is intended for building designers, developers, consultants and Local 
Planning Authorities (LPAs). The advice it gives is not mandatory and should not be used as an 
instrument of planning policy. Of particular relevance, it states:  

 
“This guide is a comprehensive revision of the 1991 edition of Site Layout Planning for Daylight and 
Sunlight: A Guide to Good Practice. It is purely advisory and the numerical target values within it may 
be varied to meet the needs of the development and its location.”  

7.2.5 It also states:  
 

“The advice is given here is not mandatory and the guide should not be seen as an instrument of 
planning policy; its aim is to help rather than constrain the designer. In special circumstances the 
developer or planning authority may wish to use different target values… in an area with modern high 
rise buildings, a higher degree of obstruction maybe unavoidable if new developments are to match 
the height and proportions of existing building" (para.1.6). 

  

7.2.6 In addition, the BRE provides (para. 1.3) that “it is intended to be read in conjunction with the interior 
daylighting recommendations in the British Standard 8206-2 Code of practice for daylighting, and in 
the CIBSE publication Lighting guide: daylighting and window design”.  

 
British Standard (BS) 8206 Part 2 2008  

7.2.7 The British Standard 8206 part 2 (Ref 7.9) provides recommendations regarding the design for 
daylight in buildings and sets out various methods for assessing daylight. The document states:  

 
“Daylighting gives to a building a unique variety and interest. An interior which looks gloomy, or which 
does not have a view to the outside when this could reasonably be expected, will be considered 
unsatisfactory by its users.”  

 
Applications Manual Window Design of the Chartered Institute of Building Services Engineers 
(CIBSE)  

7.2.8 This guide replaces the CIBSE Applications Manual Window Design (REF 7.10) (1987) and provides 
a daylight design guide. It states:  
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“when daylighting decisions are made, however , they will have implications for other, interrelated 
aspects of window performance such as solar heat gain, winter heat loss, provision of view, acoustic 
performance, privacy, security and protection from fire.”  

 

Baseline  

7.2.9 The Baseline Scenario consists of the site in its existing condition with warehouse buildings located 
on the plots at Ascot Road Watford, WD18 8AB, hereafter referred to as ‘the site’, with the site’s 
surrounds in its existing condition as at the current date.  

7.2.10 It has been established that there are no neighbouring buildings currently under construction but 
there is an application for the Cassiobridge Station, Metropolitan line extension. and therefore this 
new structure and lines has also been included within the Baseline Scenario.  

7.2.11 The Baseline Scenario is depicted on drawings rel02/01 to 04 in Technical Appendix 7.1.  

Proposed Development  

7.2.12 The proposed development scenario consists of the development on the site with the site’s surrounds 
in the baseline scenario. This scenario assesses the potential daylight, sunlight and overshadowing 
impacts of the development on the surrounding residential receptors, and amenity spaces.  

7.2.13 This scenario is depicted on drawings rel02/05 to 08 in Technical Appendix 7.1.  

7.2.14 The baseline is depicted on drawings rel02/01 to 04 in Technical Appendix 7.1. There are a total of 
855 windows serving 622 rooms within 21 residential properties which have been considered in terms 
of daylight.  

7.2.15 In regards to sunlight, 523 windows face the site and are located within 90 degrees of due south 
which require assessment.  

Daylight and Sunlight  

7.2.16 The baseline daylight and sunlight conditions for the 21 residential properties have been assessed 
and are summarised in Table 7.2 below.  

 

Table 7.1: Summary of baseline Daylight and sunlight results 

 
Address 

Total No. Windows 
that meet VSC 
criteria (>27%) 

Total No of Rooms 
that receive NSL in 

excess of 80% 

Total no. of 
windows that meet 

ASH criteria 

 
Pass 

 
Total 

 
Pass 

 
Total 

 
Pass 

 
Total 

 

OMEGA COURT 118 188 123 131 58 100 

ROCKWELL COURT 111 188 120 131 73 113 

THE CHASE, THE GATEWAY 68 157 74 131 82 91 

BRIDEWATER HOUSE 28     89 68 72 36 54 

2 PRINTERS AVENUE  48 93 77 82 38 54 

1 THE GATEWAY 4 4 2 2 4      4 

2 THE GATEWAY 4 4 2 2      4 4 

3 THE GATWAY 4 4 2 2 4      4 

4 THE GATEWAY  3 4 2 2 4 4 

5 THE GATEWAY 2 4 2 2 4 4 

6 THE GATEWAY  2 4 2 2 4 4 

7 THE GATEWAY  2 4 2 2      4 4 

8 THE GATEWAY 3 4 2 2      4 4 
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9 THE GATEWAY 4 4 2 2      4 4 

10 THE GATEWAY 4 4 2 2      4 4 

11 THEGATEWWAY 2 4 2 2      4 4 

12 THE GATEWAY 2 4 2 2      4 4 

13 THE GATEWAY 2 4 2 2      4 4 

14 THE GATEWAY 2 4 2 2      4 4 

15 THE GATEWAY 2 4 2 2      4 4 

16 THE GATEWAY 2 4 2 2      4 4 

Total  417 779 494 579 351 476 
 

7.2.17 Out of the 779 windows assessed 417 (53.5%) will meet the BRE criteria for VSC.  Out of the 579 
rooms assessed 494 (85.3%) will meet the BRE criteria for NSL.  

7.2.18 In regards to sunlight, only those windows which face the site and are located within 90 degrees of 
due south have been considered. Table 7.2 indicates that 73.7% of windows meet the recommended 
levels of APSH in the baseline condition.  

 

Transient Overshadowing  

7.2.19 Full details of the Transient assessment can be found in Technical Appendix 7.3.  

7.2.20 As the site in the Baseline Scenario is currently comprised of low rise buildings the results show there 
is no shadow cast on any of the neighbouring amenity areas. The same comments apply for the 2hrs 
sun on ground assessment. 
 

7. 3 IDENTIFICATION & EVALUATION OF KEY EFFECTS  

Assessment Methodology  

Methodology for Determining Baseline Conditions and Sensitive Receptors  

Receptor/Scope of technical study  

7.3.1 The BRE Guidelines suggest that residential properties have the highest requirement for daylight 
and sunlight and states that “the guidelines are intended for use for rooms in adjoining dwellings 
where light is required, including living rooms, kitchens and bedrooms”. Therefore, this chapter 
focuses on those residential buildings surrounding the site which would have the potential to be 
affected by the development. The uses of adjoining properties, in terms of commercial and 
residential, were established using external observations and Valuation Office Agency (VOA) checks.  

7.3.2 There are a total of 21 residential properties (listed below) which have been assessed for daylight 
and sunlight and their location in relation to the site is illustrated on Figure 7.1.  

 Omega Court 

 Rockwell Court 

 The Chase, The Gateway 

 Bridgewater House 

 2 Printers Avenue 

 1 The Gateway  

 2 The Gateway  

 3 The Gateway  

 4 The Gateway  

 5 The Gateway  
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 6 The Gateway  

 7 The Gateway 

 8 The Gateway  

 9 The Gateway  

 10 The Gateway  

 11 The Gateway  

 12 The Gateway  

 13 The Gateway 

 14 The Gateway  

 15 The Gateway  

 16 The Gateway  

 

Figure 7.1: Residential Properties surrounding the site (labelled in Cyan)  
 

Amenity areas  

7.3.3 The assessment area considers those areas of amenity within close proximity to the site.  

7.3.4 Due to southerly rotation of the sun and location of the site to the south of the neighbouring amenity 
spaces, a sun on ground assessment is considered necessary. Any overshadowing impacts on the 
surrounding amenity areas are captured within the Sun on Ground and transient shadow, the BRE 
criteria for overshadowing, assessment on 21 March which supersedes the previous permanent 
shadow analysis.  
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7.3.5 The proposed areas of amenity space have considered in regards to overshadowing and the results 
are appended to this Chapter.  

Scenarios Assessed  

7.3.6 The following scenarios have been assessed and are reported within this Chapter of the ES:  

 Baseline  

 Proposed Development  

Modelling Methodology  

7.3.7 The technical analyses carried out to inform the daylight, sunlight and overshadowing assessment 
have been undertaken by creating a digital three dimensional (3D) model of the existing site and the 
development and the site’s existing surroundings, based on measured survey data.  

7.3.8 The 3D model uses Waldram Diagrams to establish the VSC and 3D geometric calculations for 
daylight distribution. This model, which is geo-referenced to Ordinance Survey (OS) information, also 
enables the path of the sun to be tracked throughout the year to establish the shadow cast by the 
existing and proposed buildings and thus to calculate the 2 hours sun on ground in each situation.  

7.3.9 Actual room layouts of the surrounding properties have been obtained from local authority planning 
records and/or estate agents particulars for the following properties:  

 Omega Court 

 Rockwell Court  

 2 Printers Avenue 

 1 to 16 The Gateway  

 The Chase, The Gateway and Bridgewater House are assumed layouts. 

7.3.10 Obtaining these layouts enables precise evaluation of the diffuse levels of daylight within each of the 
rooms via the No Sky Line (NSL) and Average Daylight Factor (ADF).  

7.3.11 Where room layout information has been unavailable, assumptions have been made in regards to 
the likely use and internal configuration of the rooms behind the fenestration observed. In such cases 
a standard 4m to 5m room depth has been assumed, unless the building form dictated otherwise. 
This is common practice where access for surveying is unavailable.  

7.3.12 Floor levels have been assumed for those adjoining properties where access has not been obtained. 
This dictates the level of the working plane which is the point at which rights of light assessments are 
carried out. It is also relevant for the No Sky Line assessments.  

7.3.13 The uses of adjoining properties, in terms of commercial and residential, were established using 
external observations and Valuation Office Agency (VOA) checks and is confirmed on the result 
tables.  

7.3.14 Only those surrounding properties which have windows facing towards the site were included for 
assessment. If a nearby property has no windows facing the site, these properties would not be 
affected by the development in terms of light.  

Methodology for Determining Construction Effects  

7.3.15 Owing to the evolving and changing nature of demolition and construction activities, the assessment 
of potential impacts during demolition and construction of the development on daylight availability at 
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surrounding properties would vary throughout the demolition and construction phase, depending on 
the level of obstruction, and would steadily increase in magnitude as the super structure is built.  Any 
temporary accommodation or equipment such as cranes would only have a temporary and minor 
effect on the daylight and sunlight levels to the surrounding properties and this effect would therefore 
be considered negligible. 

7.3.16 Instead, a qualitative assessment has been undertaken using professional judgement and 
experience. Since the potential impacts relating to demolition and construction works will vary 
throughout the demolition and construction programme, and will gradually increase to the potential 
impacts identified for the completed development, the interim demolition and construction impacts 
are not assessed quantitatively as it is considered that the impacts of the development once complete 
represent the likely daylight, sunlight and overshadowing impacts of the development.  

Methodology for Determining Operational Effects  

Daylight  

7.3.17 The 2011 BRE Guidelines provide that “both the total amount of skylight and its distribution within 
the building are important” (para. 2.2.5) and therefore provide two methods of assessing daylight; 
the Vertical Sky Component which assesses the quantum of skylight and the No Sky Line which 
considers the distribution in a rooms space.  

7.3.18 A third method of assessment, the ADF, is provided for new developments and has also been 
undertaken as a supplement to the VSC and NSL assessments. Each method is described in more 
detail below.  

Daylight  

Vertical Sky Component  

7.3.19 The Vertical Sky Component (VSC) method of assessment is defined as the “ratio of that part of 
illuminance at a point on a given vertical plane that is received directly from a CIE standard overcast 
sky, to illuminate on a horizontal plane due to an unobstructed hemisphere of this sky”. This ratio is 
the percentage of the total unobstructed view that is available, once obstructions e.g. the 
development, are placed in front of the point of view.  

7.3.20 It is calculated from the centre of a window on the outward face and measures the amount of light 
available on a vertical wall or window following the introduction of visible barriers, such as buildings. 
The VSC has been calculated by using a 'Waldram Diagram'. Effectively a snapshot is taken from 
that point of the sky in front of the window, together with all relevant obstructions to it, i.e. the 
buildings. For calculation purposes, trees may be ignored unless they form dense continuous belts.  

7.3.21 The maximum VSC value is almost 40% for a completely unobstructed vertical wall or window.  

7.3.22 In terms of criteria, the BRE guidelines provide that “if the VSC, with the development in place, is 
both less than 27% and less than 0.8 times its former value, occupants of the existing building will 
notice the reduction in the amount of skylight. The area lit by the window may appear more gloomy 
and electric lighting will be needed more of the time”.  

No Sky Line  

7.3.23 The BRE guidelines provide that where layouts are known the impact on the daylight distribution can 
be calculated by plotting the No Sky Line. In regards to the surrounding receptors we have not been 
able to obtain layouts for all of the properties and have therefore; where information was not available, 
assumed layouts have been used.  
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7.3.24 The No Sky Line (NSL) method is a measure of the distribution of daylight at the ‘working plane’ 
within a room. For the NSL assessment the ‘working plane’ means a horizontal ‘desktop’ plane 0.85m 
in height for residential properties. The NSL divides those areas of the working plane which can 
receive direct sky light from those which cannot. If a significant area of the working plane lies beyond 
the NSL (i.e., it receives no direct sky light), then the distribution of daylight in the room will be poor 
and supplementary electric lighting may be required.  

7.3.25 The potential effects of daylighting distribution in an existing building can be found by plotting the 
NSL in each of the main rooms. For houses, this will include living rooms, dining rooms and kitchens. 
Bedrooms should also be analysed, although they are less important. The BRE guidelines state that 
if the area of a room that does receive direct sky light is reduced to less than 0.8 times its former 
value, then this would be noticeable to its occupants.  

7.3.26 The BS 8206 part 2 provides that the “uniformity of daylight is considered to be unsatisfactory if a 
significant part of the working plane (normally more than 20%) lies behind the no-sky line” (para 5.7). 
It, therefore, implies that an NSL of at least 80% would be considered satisfactory.  

7.3.27 In regards to deep rooms lit by one side, the BRE guidelines state, “If an existing building contains 
rooms lit from one side only and greater than 5 m deep, then a greater movement of the no sky line 
may be unavoidable.” (para. 2.2.10)  

Average Daylight Factor  

7.3.28 The ADF is defined as “a ratio of total daylight flux incident on a reference area to the total area of 
the reference area, expressed as a percentage of outdoor illuminance on a horizontal plane, due to 
an unobstructed sky of assumed or known illuminance distribution”.  

7.3.29 This daylight assessment methods considers the diffuse visible transmittance of the glazing to the 
room in question (i.e. how much light gets through the window glass); the net glazed area of the 
window in question; the total area of the room surfaces (ceiling, walls, floor and windows); and the 
angle of visible sky reaching the window / windows in question. It also makes allowance for the 
average reflectance of the internal surfaces of the room and of external obstruction. The BRE 
Guidelines and British Standard BS8206 recommend that for a fairly light-coloured room an internal 
reflectance value of 0.5 can be assumed. 

7.3.30 As details of the materials within the surrounding residential properties are not available, the following 
assumptions have been made in terms of the input variables:  

 Glazing transmittance 0.68  

 Maintenance factor .0.8  

 Glazing bar factor 0.9  

 Overall transmittance 0.5  

 Average reflectance 0.5.  

7.3.31 The recommended ADF value is dependent on the use of the room in question. The BRE Guidelines 
suggest a bedroom should have an ADF of 1%, a living room 1.5% and a kitchen 2%. If a given room 
meets its relevant criterion, then it will be regarded as having adequate daylight.  

7.3.32 The BRE Guidelines provide that this method of assessment for daylight is applied for new 
developments rather than existing neighbouring buildings, unless the internal subdivision of the 
properties is known; whereby the ADF may be used to inform the light potential.  

7.3.33 The ADF results for the neighbouring receptors are contained in Technical Appendix 7.2 and will 
be referred to only where relevant and the daylight impacts are considered materially significant.  
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Sunlight  

Annual Probable Sunlight Hours (APSH)  

7.3.34 Sunlight is measured using a sun indicator which contains 100 spots, each representing 1% of annual 
probable sunlight hours. Where no obstruction exists the total annual probable sunlight hours would 
amount to 1486 and therefore each spot equates to 14.86 hours of the total annual sunlight hours.  

7.3.35 The number of spots is calculated for the existing and proposed scenarios during the year and also 
during the winter period and a comparison made between the two. This provides a percentage of 
annual probable sunlight hours for each of the time periods for each window assessed.  

7.3.36 The 2011 BRE Guidelines note that:  

“In housing, the main requirement for sunlight is in living rooms, where it is valued at any time of day, 
but especially in the afternoon.”  

“all main living rooms of dwellings…should be checked if they have a window facing within 90° of 
due south. Kitchens and bedrooms are less important, although care should be taken not to block 
too much sun”; and  

“If the main living room to a dwelling has a main window facing within 90° of due north, but a 
secondary window facing within 90° of due south, sunlight to the secondary window should be 
checked.”  

“…a south facing window will, in general, receive most sunlight, while a north facing one will receive 
it only on a handful of occasions. East and west facing windows will receive sunlight only at certain 
times of day”.  

7.3.37 In regards to existing surrounding receptors, the BRE guidelines provide that a window may be 
adversely affected if a point at the centre of the window receives for the whole year, less than 25% 
of the APSH including at least 5% of the APSH during the winter months (21st September to 21st 
March) and less than 0.8 times its former sunlight hours during either period, and if there is a 
reduction in total APSH which is greater than 4%.  

7.3.38 The BS 8206 part 2 (section 5.2) states that:  

“Provided that the entry of sunlight is properly controlled, it is generally welcome in most buildings in 
the UK. Dissatisfaction can arise as much from the permanent exclusion of sunlight as from its 
excess. The provision of sunlight is important in dwellings, particularly during winter months. Sunlight 
is especially valued in habitable rooms used for long periods during the day.”  

7.3.39 It continues:  

“Interiors in which the occupants have a reasonable expectation of direct sunlight should receive at 
least 25% of probable sunlight hours (see 2.10.2). At least 5% of probable sunlight hours should be 
received during the winter months, between 21 September and 21 March. Sunlight is taken to enter 
an interior when it reaches one or more window reference points.” 

7.3.40 As is often the case, it is not possible to determine the room uses within each of the neighbouring 
properties nor is it clear which window should be considered as the ‘main windows’, therefore, 
regardless of use, all of the rooms with windows facing the site and within 90 degrees of due south 
have been considered in the assessment.  
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Sun on Ground  

7.3.41 The method for assessing hours in sun is the ‘sun-on-ground indicator’. The assessment applies to 
both to new and existing gardens / amenity areas, which are affected by new developments. The 
2011 BRE Guidelines suggest that the Spring Equinox (21st March) is a suitable date for the 
assessment. Using specialist software, the path of the sun is tracked to determine where the sun 
would reach the ground and where it would not.  

7.3.42 The BRE guidelines recommend that at least half of a garden or amenity area should receive at least 
2 hours of sunlight on March 21st or the area which receives 2 hours of direct sunlight should not be 
reduced to less than 0.8 times its former value (i.e. there should be no more than a 20% reduction).  

7.3.43 There are no areas of external amenity space which directly adjoin the site which could be affected 
but an assessment of Ascot Road School (which lies to the south east of the site) amenity has been 
tested and presented for completeness.  All overshadowing impacts are captured within the Transient 
overshadowing assessment and sun on ground images.  

Transient Overshadowing  

7.3.44 The 2011 BRE Guidelines suggest that where large buildings are proposed, it is useful and illustrative 
to plot a shadow plan to show the location of shadows at different times of the day and year. For the 
purpose of this assessment, transient overshadowing has been mapped on:  

 21st March (Spring Equinox); 

 21st June  

  21st December  

7.3.45 For each of this date, the overshadowing is calculated at hourly intervals throughout the day from 
08:00 to 19:00. Some images are not included within Insert appendix Ref as the sun would not be 
present during these times (e.g. from approximately 16:00 onwards on 21st December) and thus no 
shadow is cast.  

7.3.46 In addition, September 21st (Autumn Equinox) provides the same overshadowing images as March 
21st (Spring Equinox) as the sun follows the same path at these corresponding times of year. We 
have included March, June and December diagrams and we have illustrated the path of the shadow 
on these key dates.  

7.3.47 The indicators are calculated for different latitudes, London being 51.5° north. Clearly, southern 
orientation is critically important, as are the heights of the development and existing buildings. 

Methodology for Determining Significance Criteria  

Daylight and Sunlight  

7.3.48 The following table provides a summary of the criteria set out within the BRE guidelines for daylight 
and sunlight.  

Table 7.2: Summary of Residual Effects 

 
Issue 
 

 
BRE Criteria 
 

VSC  
 

A window may be adversely affected if its VSC measured at the centre of the window is 
less than 27% and less than 0.8 times is former value.  
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NSL  
 

A room may be adversely affected if the daylight distribution (NSL) is reduced beyond 0.8 
times its existing area.  
 

ADF  
 

Bedroom 1%, Living room 1.5% and kitchen 2%  
 

APSH  
 

A window may be adversely affected if a point at the centre of the window received for the 
whole year, less than 25% of the APSH including at least 5% of the APSH during the winter 
months (21st September to 21st March) and less than 0.8 times its former sunlight hours 
during either period, and for existing neighbouring buildings, if there is a reduction in total 
APSH which is greater than 4%.  
 

7.3.49 In regards to assigning significance criteria within Environmental Impact Assessments, Appendix I of 
the 2011 BRE Guidelines paragraph 3 states:  

“Adverse impacts occur when there is a significant decrease in the amount of skylight and sunlight 
reaching an existing building where it is required, or in the amount of sunlight reaching an open 
space… The assessment of impact will depend on a combination of factors, and there is no simple 
rule of thumb that can be applied.”  

7.3.50 Paragraph 5 of Appendix I goes on to say that:  

“Where the loss of skylight or sunlight fully meets the guidelines in this book, the impact is assessed 
as negligible or minor adverse. Where the loss of light is well within the guidelines, or only a small 
number of windows or limited area of open space lose light (within the guidelines), a classification of 
negligible impact is more appropriate. Where the loss of light is only just within the guidelines and a 
larger number of windows or open space are affected, a minor adverse impact would be more 
appropriate, especially if there is a particularly strong requirement for daylight and sunlight in the 
affected building or open space.”  

7.3.51 Paragraph 6 of Appendix I continues;  

“Where the loss of skylight or sunlight does not meet the guidelines in this book, the impact is 
assessed as minor, moderate or major adverse. Factors tending towards a minor adverse impact 
include:  

 Only a small number of windows or limited area of open space are affected;  

 The loss of light is only marginally outside the guidelines;  

 An affected room has other sources of skylight or sunlight; and  

 The affected building or open space only has a low level of requirement for skylight or sunlight.  

7.3.52 The classification of major adverse is documented within Paragraph 7 of the Appendix I:  

“Factors tending towards a major adverse impact include;  

  a large number of windows or large area of open space are affected;  

 the loss of light is substantially outside the guidelines;  

 all the windows in a particular property are affected; and  

 the affected indoor or outdoor spaces have a particular strong requirement for skylight or 
sunlight, eg. a living room in a dwelling or a children’s playground”.  

7.3.53 Where the BRE guidelines are met the impacts will be considered negligible.  
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7.3.54 By reference to Appendix F of the BRE guidelines, professional judgement has been used to 
determine whether the impacts are considered adverse or beneficial and the level of significance – 
minor, moderate and major. Consideration is firstly given to the percentage alterations as set out 
below:  

  <20% = Negligible  

 20-30% = Minor adverse  

 30-40% = Moderate adverse  

 40%+ = Major adverse  

7.3.55 However, consideration has also been given to the absolute alterations, as a small change (where 
existing levels are low) can result in a high percentage alteration overall.  

7.3.56 In addition, there may also be mitigating factors such as balconies, room use, due existing 
abstractions which may be relevant and affect the significance adopted.  

Sun on Ground  

7.3.57 The assessment considers only those areas of amenity space within the development and therefore 
there are no baseline results to provide comparison and thus significance criteria. The results of the 
assessment are located within Appendix 7.3 and consideration is given as to whether the proposed 
areas of amenity will meet the BRE recommended 50% criteria and be relatively well sunlit.  

Transient Overshadowing  

7.3.58 The BRE Guidelines give no criteria for the significance transitory overshadowing other than to 
suggest that by establishing the different times of the day and year when shadow would be cast over 
surrounding area, an indication is given to the significance of the potential impact from the 
development The assessment of potential effects as a result of transient overshadowing is therefore 
based upon professional judgement, taking into consideration the effect of the existing site and 
comparing the transient overshadowing impact of the development.  

7.3.59 Where changes are predicted, the transient overshadowing is defined as being beneficial or adverse 
and of minor, moderate or major significance. Where no changes are predicted the potential effect is 
considered to be negligible. 

7.3.60 At 3.3.17 of the BRE guide, it is recommend that for an amenity area to appear adequately sunlit 
throughout the year at least half the area should receive at least two hours of sunlight on March 21st. 
This is the sun on ground assessment. If as a result of new development an existing garden or 
amenity area does not meet the above, and the area which can receive two hours of sun on March 
21 is less than 0.8 times its former value then the loss of sunlight is likely to be noticeable. If a detailed 
calculation cannot be carried out, it is recommended that the centre of the area should receive at 
least two hours of sunlight on 21 March. 

7. 4 EVALUATION OF KEY EFFECTS  

7.4.1 The level of impact in relation to daylight and sunlight and overshadowing would vary throughout the 
demolition and construction phase, depending on the level of obstruction caused. However, the 
impact would almost certainly be less than that of the completed development as the extent of the 
permanent massing increases throughout the construction phase.   

7.4.2 The assessment of the impacts of the completed development therefore provides an assessment of 
the likely significant daylight, sunlight and overshadowing impacts resulting from the development.  
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7.4.3 Therefore, it has not been considered necessary to undertake a technical assessment to understand 
the temporary impacts to daylight, sunlight and overshadowing throughout the demolition and 
construction phases upon the surrounding residential properties and amenity spaces. However, the 
following general qualitative assessment of impacts during the demolition and construction phases 
can be made.  

Potential Impacts  
 

7.4.4 The level of impact in relation to daylight and sunlight and overshadowing would vary throughout the 
demolition and construction phase, depending on the level of obstruction caused. However, the 
impact would almost certainly be less than that of the completed development as the extent of the 
permanent massing increases throughout the construction phase.  

Effects during Demolition 
 

7.4.5 The potential impacts of the demolition of the existing buildings and structures on the site would lead 
to a temporary improvement in daylight, sunlight, and overshadowing impacts to those properties 
and open spaces located within close proximity to the site. 

7.4.6 Portable external lighting apparatus would likely be used during the demolition phase which may 
result in minor instances of light pollution. However, it is likely such units will be in use during working 
hours only and the impacts would be temporary (i.e. only last as long as the portable lighting units 
are in use) which could be mitigated through the positioning of the lighting units away from the 
sensitive receptors.  

7.4.7 The impacts during the demolition phase to daylight, sunlight and overshadowing would be of minor 
beneficial significance.  

Effects during Construction  

7.4.8 The construction of new buildings/ massing on the site would have a gradual impact on the levels of 
daylight, sunlight and overshadowing on the surrounding receptors as the massing of the proposed 
buildings increases over time. Therefore, the impacts in terms of daylight, sunlight and 
overshadowing would increase incrementally as the construction progressed and would be no worse 
than the completed development.  

Completed Development  

Daylight within external receptors  

7.4.9 The full detailed results of the daylight assessments can be found in Appendix 7.2 and are 
summarised in Table 7.3.  

7.4.10 As a result of the development 714 (92%) out of the 779 windows tested will meet the BRE guidelines. 
In regards to the NSL 572 (98.7%) out of the 579 rooms assessed will meet the BRE criteria.  

 
 



Ascot Road   Volume 1: Environmental Statement    
 

 

           7 / 15  

Table 7.3: Summary of Daylight Results – Proposed Development 

 
 

Address 

VSC NSL 

Total 
No. of 
Windo

ws 

Total 
Windows that 

meet BRE 
Handbook 

Below BRE Guidelines Total No. of 
Rooms 

Total Rooms 
that 

meet BRE 
Handbook 

Below BRE Guidelines 

20 to 
29.9% 
Loss 

30 to 
39.9% 
Loss 

>40% 
Loss 

Total 20 to 
29.9% 
Loss 

30 to 
39.9% 
Loss 

>40% 
Loss 

Total 

OMEGA COURT  188 152 13 12 11 36 131 124 7 0 0 7 

ROCKWELL COURT  188 168 12 7 1 20 131 131 0 0 0 0 

THE CHASE,        
THE GATEWAY 

157 157 0 0 0 0 131 131 0 0 0 0 

BRIDGEWATER 
HOUSE  

89 83 6 0 0 6 72 72 0 0 0 0 

2 PRINTERS AVENUE  93 90 3 0       0  3 82 82 0 0 0 0 

1 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

2 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

3 THE GATEWAY  4 4 0 0 0 0 2 2 0 0 0 0 

4 THE GATEWAY  4 4 0 0 0 0 2 2 0 0 0 0 

5 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

6 THE GATEWAY  4 4 0 0 0 0 2 2 0 0 0 0 

7 THE GATEWAY  4 4 0 0 0 0 2 2 0 0 0 0 

8 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

9 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

10 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

11 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

12 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

13 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

14 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

15 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

16 THE GATEWAY 4 4 0 0 0 0 2 2 0 0 0 0 

Total  779 714 34 19 12 65 579 572 7 0 0 7 
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7. 5 EVALUATION OF SIGNIFICANCE 

7.5.1 When considering the VSC and NSL methods of assessment The Chase and 1-16 The Gateway 
properties will achieve full BRE compliance in regards to both the VSC and NSL methods of 
assessment and all other buildings except Omega Court will achieve full compliance with the NSL 
assessment. The impact on Omega Court confirms only 7no rooms which are 10% beyond the target 
value.  All buildings are therefore considered negligible and Omega Court, minor adverse.  

7.5.2 The properties are discussed in more detail below:  

Omega Court   

7.5.3 A total of 188 windows have been assessed within this property serving 131 rooms.  

7.5.4 The results show that 152 windows (81%) will meet the BRE guidelines in regards to VSC. The 
impact to these windows is considered to be negligible.  

7.5.5 Of the remaining 36 windows, as indicated in Table 7.2, 13 windows will experience minor alterations 
between 20-29.9% and a further 12 windows will experience alterations between 30-39.9%. 11 
windows experience alterations beyond 40%. However several of the affected windows have low 
baseline levels of VSC (less than 10% in a number of instances) whereby any change in massing 
could result in a disproportionate percentage change triggering a breach of the BRE guidelines. In 
addition, several of these windows are located below balconies which restrict the view of the sky 
dome and thus the potential for good levels of daylight. The BRE guidelines provide that existing 
windows with balconies above them typically receive less daylight and as such even the modest 
obstruction opposite may result in a large relative impact on the VSC.  We have included a full set of 
results with the balconies removed as an obstruction and these confirm that 20 of the rooms that do 
not meet the BRE targets actually pass with the balconies removed which demonstrates that the 
existing balconies cause the transgressions not the scheme massing. 

7.5.6 In addition, the majority of windows serve dual aspect rooms, therefore, the NSL assessment may 
provide a better indication as to the daylight amenity within the room spaces.  

7.5.7 The NSL results show that 124 out 131 rooms (95%) meet the BRE guidelines. The impacts to these 
rooms are therefore considered to be negligible.  

7.5.8 Of the 7 remaining rooms, these all will experience an alteration between 20-29.9%.  However, it 
should be noted that these are all bedrooms which are considered less sensitive in terms of daylight 
compared to other room uses such as living rooms. All 7 rooms retain a daylight distribution to at 
least 50% of the total room area which could be considered commensurate with an inner urban locate 
such as that of the site. 5 of the 7 rooms also pass the BRE study when the balconies are omitted 
from the assessment.   

7.5.9 The effect of the development would therefore be considered to be of negligible significance.  

Rockwell Court   
 

7.5.10 In accordance with the BRE guidelines only those habitable rooms within this property have been 
assessed for daylight. There are a total of 188 windows serving 131 rooms within this property that 
are relevant for assessment.  

7.5.11 Out of the 188 windows assessed, 168 (89.36%) will meet the BRE guidelines for VSC.  
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7.5.12 20 windows will experience some impact.  12 windows will experience minor alterations between 20-
29.9% and a further 7 windows will experience alterations between 30-39.9%. 1 window experience 
alterations beyond 40%.  This could be considered commensurate with an inner urban location. 

7.5.13 In addition, and similar to Omega Court, these windows are located below balconies which restrict 
the view of the sky dome and thus the potential for good levels of daylight. The BRE guidelines 
provide that existing windows with balconies above them typically receive less daylight and as such 
even the modest obstruction opposite may result in a large relative impact on the VSC.  We have 
included a full set of results with the balconies removed as an obstruction and these confirm that 18 
of the 20 of the rooms that do not meet the BRE targets actually pass with the balconies removed 
which demonstrates that the existing balconies cause the transgressions not the scheme massing. 

7.5.14 In regards to the NSL assessment, 100% of the rooms assessed will meet the BRE guidelines.  

7.5.15 The effect of the development would therefore be considered to be of negligible significance.  

The Chase, The Gateway  
 

7.5.16 In accordance with the BRE guidelines only those habitable rooms within this property have been 
assessed for daylight. There are a total of 157 windows serving 131 rooms within this property that 
are relevant for assessment.  

7.5.17 Out of the 157 windows assessed, 100% will meet the BRE guidelines for VSC.  

7.5.18 In regards to the NSL assessment, 100% of the rooms assessed will meet the BRE guidelines.  

7.5.19 The effect of the development would therefore be considered to be of negligible significance.  

Bridgewater House  
 

7.5.20 The scheme has tested a total of 89 windows within this property serving 72 rooms.  

7.5.21 Out of the 89 windows assessed, 83 (93%) will meet the BRE guidelines for VSC. 6 windows will 
experience minor alterations between 20-29.9% This could be considered commensurate with an 
inner urban location. 

7.5.22 In addition, and similar to Omega Court and Rockwell Court, these 6 windows are located below 
balconies which restrict the view of the sky dome and thus the potential for good levels of daylight. 
The BRE guidelines provide that existing windows with balconies above them typically receive less 
daylight and as such even the modest obstruction opposite may result in a large relative impact on 
the VSC.  We have included a full set of results with the balconies removed as an obstruction and 
these confirm that all 6 windows that do not meet the BRE targets actually pass with the balconies 
removed which demonstrates that the existing balconies cause the transgressions not the scheme 
massing. 

7.5.23 In regards to the NSL, 72 (100%) rooms will meet the BRE Guidelines.  

7.5.24 The effect of the development would therefore be considered to be of negligible significance.  

2 Printers Avenue  

7.5.25 A total of 93 windows have been assessed within this property serving 82 rooms.  
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7.5.26 Out of the 93 windows assessed, 90 (97%) will meet the BRE guidelines for VSC. 3 windows will 
experience minor alterations between 20-29.9% This could be considered commensurate with an 
inner urban location. 

7.5.27 However, these 3 windows in the baseline scenario have low existing levels of VSC (3%, 6%, 8%) 
whereby any alteration could result in a disproportionate percentage change triggering a breach of 
the BRE. In absolute terms the reductions in VSC are circa 1-2% or less and are therefore fractional 
and unlikely to be noticeable to the occupants.  

7.5.28 In regards to the NSL, 82 (100%) rooms will meet the BRE Guidelines.  

7.5.29 Given the high levels of compliance and small absolute change the effect of the development would 
therefore be considered to be of negligible significance. 

1-16 The Gateway  
 

7.5.30 A total of 64 windows have been assessed within this property serving 32 rooms.  

7.5.31 Out of the 64 windows assessed, 100% will meet the BRE guidelines for VSC.  

7.5.32 In regards to the NSL assessment, 100% of the rooms assessed will meet the BRE guidelines.  

7.5.33 The effect of the development would therefore be considered to be of negligible significance.  

Cumulative Development  

7.5.34 At Technical Appendix 7.2, the result tables of the cumulative scenario with the 3.2m acoustic screen 
proposed as part of the noise mitigation for the new Metropolitan Line Extension as detailed in the 
Taylor Woodrow Construction Limited ‘Croxley Rail Link Operational Noise Assessment’ (CRL-ARP-
T1-XX-RP-N-001) dated 10 March 2014. On the ground floor windows/rooms of the Omega Court, 
Rockwell Court, The Chase, Bridgewater House and 2 Printers Avenue were tested with the 3.2m 
high acoustic screen in place.  These demonstrated the following results: 

 VSC, only 17no windows fail to reach the BRE guideline in the proposed situation however, 
of these only 2no windows actually pass in the existing condition and the other 15 have very 
poor results before the works and so should be discounted. 

 ADF; Only 2no rooms fail, both are bedrooms and both fail to achieve the 1% target in the 
existing condition – they achieve only half of this 0.5. 

 NSL; All the rooms tested will meet the BRE guidelines with 2no achieving an urban pass 
above 55%.  

 
Sunlight within external receptors  
 

7.5.35 Of the 476 windows assessed for APSH, 441 (92.65%) will achieve sunlight compliance. Below is a 
breakdown of the results:  

7.5.36 Of the 476 windows assessed for winter sunlight, 439 of 446 (94%) will achieve sunlight compliance. 
Below is a breakdown of the results: 
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Table 7.4: Annual Probable Sunlight Hours 

 
 

Address 

 
Total No. 
Windows 

 
Meet the 

BRE 
guidelines 
annual and 

winter 

Windows which do not meet the BRE 

Below Threshold for 
Winter 

Below Threshold for 
Total APSH 

20-
30% 

30-
40% 

40% 20-
30% 

30-
40% 

40% 

OMEGA COURT 100 76 0 4 14 8 7 8 

ROCKWELL COURT 113 103 0 7 2 10 0 0 

THE CHASE, THE 
GATEWAY 

91 91 0 0 0 0 0 0 

BRIDGEWATER HOUSE  54 53 1 0 0 1 0 0 

2 PRINTERS AVENUE 54 52 0 1 1 1 0 0 

1 THE GATEWAY 4 4 0 0 0 0 0 0 

2 THE GATEWAY 4 4 0 0 0 0 0 0 

3 THE GATEWAY 4 4 0 0 0 0 0 0 

4 THE GATEWAY 4 4 0 0 0 0 0 0 

5 THE GATEWAY 4 4 0 0 0 0 0 0 

6 THE GATEWAY 4 4 0 0 0 0 0 0 

7 THE GATEWAY 4 4 0 0 0 0 0 0 

8 THE GATEWAY 4 4 0 0 0 0 0 0 

9 THE GATEWAY 4 4 0 0 0 0 0 0 

10 THE GATEWAY 4 4 0 0 0 0 0 0 

11 THE GATEWAY 4 4 0 0 0 0 0 0 

12 THE GATEWAY 4 4 0 0 0 0 0 0 

13 THE GATEWAY 4 4 0 0 0 0 0 0 

14 THE GATEWAY 4 4 0 0 0 0 0 0 

15 THE GATEWAY 4 4 0 0 0 0 0 0 

16 THE GATEWAY 4 4 0 0 0 0 0 0 

Total  476 439 1 12 17 20 7 8 

 

7.5.37 As a result of the development 1-16 The Gateway will achieve BRE compliance by reference to the 
APSH and winter criteria within the BRE guidelines and therefore the impact to these properties is 
considered negligible.  

7.5.38 439 (92.23%) out of the 476 windows assessed will meet the BRE guidelines for both total and winter 
sunlight.  

7.5.39 The remaining 37 windows will experience alterations beyond 20% reduction in both winter and 
annual sunlight.  

7.5.40 In addition, several of these windows serve dual aspect living rooms which when considered on a 
room by room basis (as set out in the BRE) would meet the BRE guidelines. In addition, and similar 
to the VSC results, the windows that fail to meet the BRE guide are located below balconies which 
restrict the view of the sky dome and thus the potential for good levels of sunlight. The BRE guidelines 
provide that existing windows with balconies above them typically receive less sunlight and as such 
even the modest obstruction opposite may result in a large relative impact on the VSC.  We have 
included a full set of results with the balconies removed as an obstruction and these confirm that 28 
of the 37 windows that do not meet the BRE targets actually pass with the balconies removed which 
demonstrates that the existing balconies cause the transgressions not the scheme massing. 
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7.5.41 The effect of the Development is considered to be minor to moderate adverse in significance.  

Transient Overshadowing  
 

7.5.42 The results of our detailed Transient Overshadowing assessment can be found in Technical 
Appendix 7.3, drawings REL02/TS01 to 14 and can be summarised as follows:  

March 21st (Sunrise time : 6.00AM - Sunset time : 6.16PM) 
 

7.5.43 The results of the transient overshadowing analysis indicate that the development will cast a brief 
amount of additional shadow on the south-eastern corner of the amenity courtyard space to The 
Chase from 3pm and some of the balconies on the west façade of Omega Court from 4pm.  However 
the shadow cast will move quickly and will not remain over a single area for very long; at any given 
point in time it will only affect a small proportion of the amenity spaces.  A proportion of the shadow 
cast is a result of the existing surrounding context as identified by the existing shadow cast by The 
Chase.  The results confirm that there is no effect on the Ascot Road Community Free School play 
space.  As the plots confirm the development site is located to the north west of the playground and 
casts no shadow..   

7.5.44 The potential effect of transient overshadowing would therefore be of minor adverse significance.  

  June 21st (Sunrise time : 4.43AM - Sunset time : 9.21PM)  
 

7.5.45 The results indicate that the Development will not cast any additional shadow. 

7.5.46 The potential effect of transient overshadowing would therefore be of negligible significance.  

  December 21st (Sunrise time : 8.04AM - Sunset time : 3.54PM) 
 

7.5.47 During the winter months shadow is cast further afield due to the low position of the sun in the sky. 
The results of the assessment indicate that the development cast additional shadow beyond the 
neighbouring context on the gardens to the Bellamy Close properties.  

7.5.48 The potential effect of transient overshadowing would therefore be of moderate adverse significance.  

Sun on Ground 
 

7.5.49 Drawings REL02/42 to 45 confirm that the BRE test is fully satisfied with all amenity areas being 
unaffected with the exception of a 1% reduction from 90% to 89% to The Chase amenity courtyard. 

7.5.50 The potential effect of transient overshadowing would therefore be of negligible significance.  

 

 

 

 

  



Ascot Road   Volume 1: Environmental Statement
  

  
 

 

           7 / 21  

Solar Glare 

Introduction 
 

7.5.51 This section of the chapter, which has been prepared by EB7, presents an assessment of the likely 
significant solar glare effects of the Development. 

7.5.52 The chapter provides a summary of relevant legislation, planning policy and guidance, and a 
description of the methods used in the solar glare assessment.  This is followed by a description of 
the relevant baseline conditions of the Site and surrounding area, and an assessment of the likely 
significant effects of the Development during the demolition and construction works and once the 
Development is completed and operational.  Mitigation measures are identified where appropriate to 
avoid, reduce or offset any adverse effects. The Chapter concludes with a section examining the 
nature and significance of likely residual effects. 

Guidance 
 

7.5.53 There is little guidance regarding the assessment of solar glare or dazzle from the reflective surfaces 
of buildings. The Building Research Establishment (BRE) has produced some general guidance on 
daylight and sunlight, which suggests where solar glare may be of particular concern and provides a 
number of potential mitigating measures, but it does not propose a method of assessment. 

7.5.54 The most detailed guidance upon the significance of solar reflections or glare is provided by the 
International Commission of Illumination (CIE). 

CIE Equations for Disability Glare, 2002 
 

7.5.55 The International Commission on Illumination (CIE) 146:2002 Equations for Disability Glare, part of 
the CIE Collection on Glare, states; 

“Disability glare is glare that impairs vision (CIE, 1987). It is caused by scatterings of light inside 

the eye {…}. The veiling luminance of scattered light will have a significant effect on visibility 

when intense light sources are present in the peripheral visual field and the contrast of objects 

to be seen is low”.  

“Disability glare is most often of importance at night when contrast sensitivities is low and there 

may well be one or more bright light sources near to the line of sight, such as car headlights, 

streetlights or floodlights. But even in daylight conditions disability glare may be of practical 

significance: think of traffic lights when the sun is close to them, or the difficulty viewing paintings 

hanging next to a window”. 

“The magnitude of the veiling luminance depends on the intensity and distance of the glare 

source which together determine the relevant parameter Eglare’ the illuminance at the eye 

caused by the glare source, and the angle between the glare source and the line of sight Q”.  

“Many investigators (see Vos, 1984) have determined Lveil/Eglare as a function of Q of various 

parts of the angular domain, using photometric techniques.  

Glare instances are exacerbated with the effects of age and eye pigmentation which can now 

be accounted for with more complex formulae. These extremes bear also a strong dependency 

from the angle determined by the instance of glare in respect of the viewer’s line of sight. This 

is accounted for, amongst age dependency and eye pigmentation, in three separate formulae 

each valid within their angular domain. These, based upon empirical photometric studies, 



Ascot Road   Volume 1: Environmental Statement
  

  
 

 

           7 / 22  

describe the influence of the angular function with the use of the power of the angle Q, 

respectively:  

Q3 for angles between 0.1º and 1º,  

Q2 for angles between 1º and 30º and  

Q for angles beyond 30º.  

It can therefore be stated that the closer the instance of glare to the line of sight of the viewer, 

the worse the veiling effect becomes.  

 
Methodology 
 

7.5.56 The methodology used within this chapter has been developed by EB7.  It aims to identify instances 
of solar reflection upon the facades of the proposed buildings from particular sensitive viewpoints in 
the immediate vicinity, their frequency throughout the year and their potential for causing veiling glare 
based upon the intensity of the reflection and its proximity to the observer’s line of sight. 

7.5.57 This is done using computer images generated by specialist lighting software. The images produced 
simulate the observer’s view for each relevant location around the proposed development. In these 
images the path of the sun in the sky for the entire year (sunpath) is reflected from the proposed 
specular surfaces.  By reflecting the sunpath instead of a single sun, all possible solar positions are 
evaluated in one single image. The resulting images portray the time and date of solar reflections 
from each viewpoint. They also provide information on the proximity of the reflection to the observer’s 
line of sight, which is important in determining the significance of such reflections. 

7.5.58 The analysis has identified two viewpoints around the proposed development where train drivers 
could potentially be adversely affected. The viewpoints are identified and illustrated on the images 
within the appendix.  For each viewpoint two sets of angular images have been generated:- 

1) Images displaying the time of the year: The sunpath is divided in months, taking the 21st of each 

month as the limit for each section  

2) Images displaying the time of the day: In this case the sunpath is divided by hours of the day. 

(N.b. the hours represent solar time and not local time, and therefore they do not take daylight 

saving hours into account).  

 
Significance Criteria 
 

7.5.59 As there is no set guidance for applying significance to solar glare effects, the following significance 
criteria is based on professional opinion. 

 At 2.5o from the drivers’ focal point, the potential for the reflected glare to cause a hazard is high, 

a moderate to major adverse effect is likely and mitigation would be required.   

 Between 2.5o and 30o the effect would tend towards minor adverse assuming a large area of the 

facade shows reflection and mitigation may be necessary.  

 At an angle greater than 30o, the risk of reflective solar glare causing a hazard is negligible and 

as such mitigation efforts would only make a minor difference and would not be deemed 

necessary.   

 If the instance of glare occurs at a traffic signal where an alternative signal is visible the issue 

may be mitigated. 
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7.5.60 It should be noted that the methodology described above is not suitable to quantify the intensity of 
reflected solar glare. Wherever the potential for reflected solar glare is identified it should be assumed 
that its intensity is sufficient to cause nuisance. 

7.5.61 Glare angle refers to the angle between a reflection and the driver’s line of sight. According to CIE, 
glare angles beyond 30° are normally of little significance unless the glare source is of unusual 
intensity (i.e. very reflective glass or tilted rooflights that could reflect intense sunlight from high solar 
altitudes).  A long period of time is considered as more than two hours per day during more than two 
months of the year. 

7.5.62 These are general criteria, which should be adapted to the specific situation in order to consider the 
complexity of solar glare. The probability of a glare episode occurring can be reduced e.g. a limited 
intensity of traffic or alternative traffic signals. The severity of glare could also be reduced if the 
reflections were broken up by the façade, the intensity of the solar reflection is likely to be too weak 
or if the driver was able to use a car’s visor for mitigation. Other parameters may apply in unusual 
situations. 

Assumptions and Limitations 
 

7.5.63 The test environment has been prepared assuming all specular materials on the Proposed 
Development are fully reflective to present a worst case.  In reality these materials will have lower 
levels of intensity, especially at lower angles of incidence (close to perpendicular). 

7.5.64 Whilst we have found information relating to the proposed new station at Cassiobridge, we have not 
found details of any proposed signals and, as such, have not included these signals within our 
assessments. 

Baseline Conditions 
 

7.5.65 This is not a comparative assessment. Therefore, no technical assessment of the baseline conditions 
has been undertaken. The existing building on the Site is clad in non-reflective material and as such 
it can be said that the current solar glare effect it has on surrounding transport routes is unlikely to 
cause a nuisance to drivers.  

Results 
 

7.5.66 Full results of the solar glare assessment can be found in the appendices of the report, which take 
the form of images taken at each of the chosen viewpoints, which are:- 

 Track 1 represents a westbound train approaching Cassiobridge station from the east. 

 Track 2 represents an eastbound train approaching Cassiobridge station from the west. 

 
Track 1 (westbound) 
 

7.5.67 The assessments show that instances of reflection will be visible between 4:00am and 6:30am from 
building B3 and between 7:00am to 8:30am from building B1 between late February and late October. 
The vast majority of reflections occur outside of the 10 degree viewing angle and are therefore 
considered of minor significance. 

7.5.68 The reflections occur at angles of incidence to the glass close to zero, and they will be of limited 
intensity.  Furthermore, the reflections are broken up by the facade, resulting in weaker partial solar 
reflections. Finally, the drivers will be able to block most reflections by the use of a sun visor. 
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Track 2 (eastbound) 
 

7.5.69 The assessment has shown that there will be some instances of reflection from building B1 between 
4pm and 6pm and between early March and late April or between early August and late September.  

7.5.70 Additional instances of reflection from building B3 will be visible between 2.30pm and 3.30pm during 
the winter months, mostly beyond 10 degrees from a driver’s line of sight. These will be of minor 
significance. 

7.5.71 Some of the reflections from building B1 will occur within a 10 degree viewing angle and are therefore 
of moderate significance, requiring mitigation.  Such mitigation could involve using low-reflectivity 
glazing, angling the glazing (either horizontally or vertically) so that it reflects away from the train 
lines, or placing some form of shading onto the façade. 

Conclusions 
 

7.5.72 The instances of reflected sunlight visible when approaching the station from the east (westbound) 
are unlikely to be strong enough to cause disabling glare and are therefore considered to be of minor 
significance. 

7.5.73 Reflected sunlight from the west facade of building B1 are likely to cause a number of instances of 
glare early in the evening for several months per year. This is because of their proximity to the driver’s 
line of sight and their duration in time (possibly beyond 10 seconds when the train is slowing down 
to stop at the station). 

7.5.74 As these reflections occur at small angles of incidence to the glass, a low reflectivity glass could be 
used to mitigate the potential glare. Additionally, the large panes of glass behind the balconies could 
be angled slightly in plan in order to create only partial sun reflections, which are weaker. 
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7. 6 SCOPE FOR MITIGATION 

Mitigation during Construction  
 

7.6.1 The potential daylight and sunlight impacts during construction would steadily increase in magnitude 
as the massing of the development increases. When considering the construction of the 
development, the impacts will be noticeable; however, such impacts will be less than that of the 
completed development. Any mitigation required in relation to the completed development is 
discussed below.  

Mitigation Once the Proposed Development is Completed and Occupied  
 
7.6.2 Throughout the design evolution of the development, consideration has been given to the potential 

for daylight and sunlight impacts on the neighbouring residential receptors.  

7.6.3 The development will result in an overall negligible impact to daylight and sunlight amenity to the 
surrounding properties. However, the development site is located within an urban environment and 
given the unusual baseline condition some level of alterations are unavoidable.  

7.6.4 Whilst the assessments indicate adverse daylight and sunlight effects, the scheme massing is fixed 
and therefore no further mitigation measures are available.  

Transient Overshadowing  
 
7.6.5 The development will have an overall moderate adverse impact in terms of transient overshadowing 

and therefore mitigation is not considered necessary.  

7. 7 EVALUATION OF SIGNIFICANCE OF RESIDUAL EFFECTS 

7.6.1 The following table provides a summary of the residual effects as a result of the development in terms 
of daylight, sunlight and overshadowing.  
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Table 7.5: Summary of Residual Effects 

 

Description 

 

 

Nature of Effect 

 

Geographic 

Scale 

 

Significance 

Demolition 

 e.g. Temporary, 
Negligible-Adverse 

e.g. Local, 
District, Regional 

e.g. Minor 

Daylight, Sunlight & 

Overshadowing  

Temporary Beneficial Local Minor Beneficial 

Construction 

Daylight, Sunlight & 
Overshadowing  

Temporary Adverse Local Minor Adverse 

Completed and Occupied Development 

Daylight to surrounding receptors  Permanent Adverse Local Negligible  
 
As a result of the 
development 714 
(92%) out of the 779 
windows tested will 
meet the BRE 
guidelines. In 
regards to the NSL 
572 (99%) out of the 
579 rooms 
assessed will meet 
the BRE criteria. 

Sunlight to surrounding receptors  Permanent Adverse Local Negligible  
Moderate Adverse 
 
Of the 476 windows 
assessed for APSH, 
439 (92.23%) will 
achieve annual and 
winter sunlight 
compliance 

Transient Overshadowing  Permanent Adverse Local Minor to Moderate 
Adverse 

Sun on Ground Permanent Adverse  Local  Negligible  
 
 
 
 
 
 
 
 
 
 



Ascot Road   Volume 1: Environmental Statement
  

  
 

 

           7 / 27  

7. 8 CUMULATIVE DEVELOPMENT INTERNAL DAYLIGHT AND SUNLIGHT  

7.8.1 This section of the ES chapter considers the potential effect of the Croxley View / Ascot Road, 
Watford Masterplanning Study dated May 16 proposed by WBC and  BDP Architects. Furthermore it 
includes a 3.2m screen located to the northern boundary on the new Metropolitan Line Extension as 
part of the noise mitigation as detailed in the Taylor Woodrow Construction Limited ‘Croxley Rail Link 
Operational Noise Assessment’ (CRL-ARP-T1-XX-RP-N-001) dated 10 March 2014.   

7.8.2 This section will establish the effect on both the neighbouring properties and the internal “self-test” 
study on the applicant site Ascot Road together with the effect on the daylight and sunlight to these 
proposed scheme blocks A, B, C, D and E as a consequence of the Master Plan sites known as PS5, 
PS6, S1, PS7 & S2.   

7.8.3 The other blocks S3a, S3b and S3c are sufficiently remote that they will have no effect on the 
proposed scheme or the existing neighbours.  

7.8.4 We have assessed the proposed scheme with these cumulative schemes considered to be built at 
the same time. The above screen and Master Plan sites have been considered within the cumulative 
effects assessment in regards to daylight, sunlight and overshadowing:  

7.8.5 The full detailed results of the daylight assessments can be found in Appendix 7.4 and are 
summarised in the tables for VSC, ADF & NSL.    

Internal Daylight and Sunlight  

Cumulative Self-Test 

7.8.6 The analysis of the proposed accommodation from a daylight and sunlight perspective has shown 
that there is a very high level of compliance with the BRE guidance and the majority (66%) of the 
façade receiving VSC values of 27% or more and therefore demonstrating a good level of daylight 
potential.  Where daylight levels are more restricted it has been seen through the more detailed 
methods of assessments that again high levels of compliance are achieved in respect of Average 
Daylight Factor and No Skyline.  In the majority of rooms assessed full compliance with this criteria 
has been demonstrated.  Where there have been failures they were generally modest and often due 
to the existing urban context rather than the proposal itself.  

7.8.7  Where feasible, window sizes will be increased at the detailed design stage to allow more light in 
and reduce the small number of daylight failures and mitigate some of the sunlight values.  

Table 7.6: Summary of Vertical Sky Component (VSC) Results – Proposed Development 

Scheme 
Standard 

VSC target 
(absolute) 

Number of Windows 

P VSC target 
0.99 - 0.8 x 
VSC target 

0.79 - 0.6 x 
VSC target 

0.59 - 0.4 x 
VSC target 

<0.4 x VSC 
target 

Block A 27 490 114 156 93 37 

Block B 27 166 28 16 7 1 

Block C 27 79 85 84 86 103 

Block D 27 87 28 17 9 9 

Block E 27 251 51 33 28 26 

TOTAL  1073 306 306 223 176 

 
 
7.8.8 For the VSC assessment, 2084 windows were tested.  Block A, 68% passed the BRE targets, Block 

B, 89%, Block C, 38%, Block D, 77% and Block E, 78%. 
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7.8.9 The VSC façade analysis indicates that the vast majority of the windows serving the proposed 
residential accommodation would be fully BRE compliant.  Where daylight potential is limited more 
detailed assessments have been undertaken.  This has shown that in all of those areas, a high level 
of compliance is achieved with rooms achieving ADF or NSL values which meet or exceed the BRE 
minimum recommendations. 82% of the rooms pass the ADF automatically or are within 20% of the 
target value reflect a correct urban adjustment. 

 
Table 7.7: Summary of ADF Results 

All 
Scheme 
Blocks    Number of rooms 

Room 
usage 

ADF 
target 

(%) ≥ ADF target 
0.99 - 0.8 X ADF 

Target 

0.79 - 0.6 
X ADF 
Target 

0.59 - 0.4 
X ADF 
Target 

<0.4  
X ADF 
Target 

Total no. 
tested 

Bedroom 1 681 24 12 1 6 724 

LKD 2 217 72 112 60 19 480 

Residential 1.5 4 0 0 0 0 4 

Studio 1.5 0 0 0 3 0 3 
  902 96 124 64 25 1211 

7.8.10 1211 Rooms were tested (Block A 410 rooms, Block B 338, Block C 215, Block D 121 and Block E 
327:- 

 Of the 1211 rooms tested, 82% pass for ADF.  

 Of the 1211 rooms tested 83% for NSL  

 Of the 1211 rooms tested, 93% if the civil standard of 55% is applied.   

7.8.11 The rooms that do not fully meet the target are in the majority bedrooms and consequently the 
expectation of daylight is lower.  The living/kitchen/dining rooms are positioned to receive better 
daylight and sunlight distribution values so the occupant is therefore able to enjoy higher daylight 
levels through the utilisation of the living area.   

7.8.12 As such the overall daylight position is considered to be negligible to minor adverse.  At least 83% of 
rooms would achieve compliance with the BRE Guidelines.  

Internal Sunlight  

7.8.13 The internal sunlight analysis of the proposed accommodation again is focused purely on the living 
rooms at the lowest levels of the residential accommodation.  This has shown that the majority of the 
windows tested achieve BRE compliance.  This again is due to the fact that they face proposed 
structures and therefore have their sunlight already constrained by the proposed obstructions.   
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Table 7.8: Summary of Annual Probable Sunlight Hours (APSH & Winter Sunlight) Results – Proposed Development 

Scheme 

ANNUAL SUNLIGHT WINTER SUNLIGHT 

Standard 
APSH 
target 

(absolute) 

Number of Windows Standard 
APSH 
target 

(absolute) 

Number of Windows 

P APSH 
target 

0.99 - 0.8x 
target 

0.79 - 0.6x 
target 

0.59 - 0.4x 
target 

<0.4x 
target 

P APSH 
target 

0.99 - 0.8x 
target 

0.79 - 0.6x 
target 

0.59 - 0.4x 
target 

<0.4x 
target 

Block A 25 308 50 18 9 4 5 369 2 2 1 15 

Block B 25 49 21 11 20 14 5 50 8 10 4 43 

Block C 25 103 32 41 30 51 5 139 16 21 16 65 

Block D 25 53 15 6 6 10 5 68 3 2 3 14 

Block E 25 112 31 18 12 17 5 170 5 2 7 6 

TOTAL 125 625 149 94 77 96  796 34 37 31 143 
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7.8.14 The number of windows were tested as follows; Block A 389, Block B 115, Block C 257, Block D 90 
and Block E 190 

7.8.15 The potential effects and pass rates have been identified as follows: 

APSH  

Block A 92%, Block B 61%, Block C 53%, Block D 76% Block E 75%  

Winter 

Block A 95%, Block B 50%, Block C 60%, Block D 79%, Block E 92% 

7.8.16 Minor adverse to moderate adverse as set out under the Mitigation Measures section. 

 Permanent Overshadowing within the Development  

7.8.17 The technical analysis of the permanent overshadowing was undertaken as a result of the transitory 
overshadowing path studies.  It is clear from this that all and the central amenity space within the 
Development would enjoy sunlight for significant periods of the day throughout the year.  This effect 
at this area would be considered to be negligible.  

Internal Daylight and Sunlight  

Baseline as Existing Self-Test 

7.8.18 This section of the ES chapter considers the light enjoyed by the proposed scheme built without the 
future blocks that may be considered so in effect this is true reflection of the scheme in context of the 
current surrounds. 

7.8.19 The VSC façade assessment has identified windows that in the majority have a high potential for 
daylight.   

7.8.20 In response to the VSC facade assessment, more detailed assessments have been undertaken on 
all the rooms to determine the levels of ADF and NSL in these areas of lower daylight potential.  Plans 
and tabulated results are set out in Appendix 7.5. 

7.8.21 The accommodation has been designed in such a way as to maximise the ingress of daylight into 
areas with a higher expectation of it.  This has led, in the majority of cases where feasible, to 
bedrooms, with their lower expectations of daylight, being located in areas with lower a daylight 
potential and the living rooms with their higher requirements, located in those areas with a higher 
potential.   

7.8.22 The existing site low density development and the urban context play a meaningful and material 
factor in the overall daylight and sunlight impacts of development on the site in terms of surrounding 
properties.  Considerable design effort has gone into mitigating the daylight, sunlight and 
overshadowing impacts upon the key sensitive neighbouring properties, and this has been borne out 
in the technical analysis.  Consequently no further mitigation is proposed.  

7.8.23 The VSC façade analysis indicates that the vast majority of the windows serving the proposed 
residential accommodation would be fully BRE compliant in an urban setting.  Where daylight 
potential is limited the more detailed assessments have been undertaken.  This has shown that in all 
of those areas, again a very high level of compliance is achieved which meet or exceed the BRE 
minimum recommendations. 

7.8.24 The analysis of the proposed accommodation from a daylight and sunlight perspective has shown 
that there is a very high level of compliance with the BRE guidance and the majority (74%) of the 
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façade receiving VSC values of 27% or within 0.8 and therefore demonstrating a good level of 
daylight potential.  Where daylight levels are more restricted it has been seen through the more 
detailed methods of assessments that again high levels of compliance are achieved in respect of 
Average Daylight Factor and No Skyline.  In the majority of rooms assessed full compliance with this 
criteria has been demonstrated.  .  

Table 7.9: Summary of Vertical Sky Component (VSC) Results – Proposed Development 

Scheme 
Standard 

VSC target 
(absolute) 

Number of Windows 

P VSC target 
0.99 - 0.8 x 
VSC target 

0.79 - 0.6 x 
VSC target 

0.59 - 0.4 x 
VSC target 

<0.4 x VSC 
target 

Block A 27 499 120 183 70 18 

Block B 27 175 22 13 7 1 

Block C 27 195 104 41 58 39 

Block D 27 88 29 16 9 8 

Block E 27 251 52 34 29 23 

TOTAL  1208 327 287 173 89 

 

7.8.25 For the VSC assessment, 2084 windows were tested.  Block A, 70% passed the BRE targets, Block 
B, 89%, Block C, 68%, Block D, 78% and Block E, 78%. 

7.8.26 7.9.9 The VSC façade analysis indicates that the vast majority of the windows serving the proposed 
residential accommodation would be fully BRE compliant.  Where daylight potential is limited more 
detailed assessments have been undertaken.  This has shown that in all of those areas, a high level 
of compliance is achieved with rooms achieving ADF or NSL values which meet or exceed the BRE 
minimum recommendations. 85% of the rooms pass the ADF automatically or are within 20% of the 
target value reflect a correct urban adjustment. 

Table 7.10: Summary of ADF Results 

All 
Scheme 
Blocks    Number of rooms 

Room 
usage 

ADF 
target 

(%) ≥ ADF target 
0.99 - 0.8 X ADF 

Target 

0.79 - 0.6 
X ADF 
Target 

0.59 - 0.4 
X ADF 
Target 

<0.4  
X ADF 
Target 

Total no. 
tested 

Bedroom 1 686 21 10 1 6 724 

LKD 2 252 67 102 47 12 480 

Residential 1.5 4 0 0 0 0 4 

Studio 1.5 0 0 0 3 0 3 
  942 88 112 51 18 1211 

 

7.8.27 1211 Rooms were tested (Block A 410 rooms, Block B 338, Block C 215, Block D 121 and Block E 
327:- 

 Of the 1211 rooms tested, 85% pass for ADF.  

 Of the 1211 rooms tested 89% for NSL  

 Of the 1211 rooms tested, 98% if the civil standard of 55% is applied.   
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7.8.28 The rooms that do not fully meet the target are in the majority bedrooms and consequently the 
expectation of daylight is lower.  The living/kitchen/dining rooms are positioned to receive better 
daylight and sunlight distribution values so the occupant is therefore able to enjoy higher daylight 
levels through the utilisation of the living area.   

7.8.29 As such the overall daylight position is considered to be negligible to minor adverse.  At least 85% of 
rooms would achieve compliance with the BRE Guidelines.  

Internal Sunlight  

7.8.30 The internal sunlight analysis of the proposed accommodation again is focused purely on the living 
rooms at the lowest levels of the residential accommodation.  This has shown that the majority of the 
windows tested achieve BRE compliance.  This again is due to the fact that they face proposed 
structures and therefore have their sunlight already constrained by the proposed obstructions.   
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Table 7.11: Summary of Annual Probable Sunlight Hours (APSH & Winter Sunlight) Results – Proposed Development 

Scheme 

ANNUAL SUNLIGHT WINTER SUNLIGHT 

Standard 
APSH 
target 

(absolute) 

Number of Windows Standard 
APSH 
target 

(absolute) 

Number of Windows 

P APSH 
target 

0.99 - 0.8x 
target 

0.79 - 0.6x 
target 

0.59 - 0.4x 
target 

<0.4x 
target 

P APSH 
target 

0.99 - 0.8x 
target 

0.79 - 0.6x 
target 

0.59 - 0.4x 
target 

<0.4x 
target 

Block A 25 309 53 17 6 4 5 369 2 2 1 15 

Block B 25 53 18 12 19 13 5 54 6 10 3 42 

Block C 25 196 19 27 9 6 5 233 10 3 11 0 

Block D 25 53 16 6 5 10 5 69 4 0 3 14 

Block E 25 112 31 18 12 17 5 171 4 2 8 5 

TOTAL 125 723 137 80 51 50  896 26 17 26 76 
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7.8.31 The number of windows were tested as follows; Block A 389, Block B 115, Block C 257, Block D 90 
and Block E 190 

7.8.32 The potential effects and pass rates have been identified as follows: 

APSH  

Block A 93%, Block B 62%, Block C 84%, Block D 77% Block E 75%  

Winter 

Block A 95%, Block B 52%, Block C 95%, Block D 81%, Block E 92% 

 

7.8.33 Minor adverse to moderate adverse as set out under the Mitigation Measures section. 

 

Internal Daylight and Sunlight  

Baseline as Existing Self-Test With Consented Station and Track removed 

7.8.34 As a further assessment, this section of the ES chapter considers the light enjoyed by the proposed 
scheme built without the consented railway station and track built so as to fully reflect the current site 
condition that may be considered so in effect this is true reflection of the scheme in context of the 
current surrounds.  The results are almost identical to the section above. 

7.8.35 The analysis of the proposed accommodation from a daylight and sunlight perspective has shown 
that there is a very high level of compliance with the BRE guidance and the majority (74%) of the 
façade receiving VSC values of 27% or within 0.8 and therefore demonstrating a good level of 
daylight potential.  Where daylight levels are more restricted it has been seen through the more 
detailed methods of assessments that again high levels of compliance are achieved in respect of 
Average Daylight Factor and No Skyline.  In the majority of rooms assessed full compliance with this 
criteria has been demonstrated.  

Table 7.12: Summary of Vertical Sky Component (VSC) Results – Proposed Development 

Scheme 
Standard 

VSC target 
(absolute) 

Number of Windows 

P VSC target 
0.99 - 0.8 x 
VSC target 

0.79 - 0.6 x 
VSC target 

0.59 - 0.4 x 
VSC target 

<0.4 x VSC 
target 

Block A 27 499 120 183 67 18 

Block B 27 175 22 13 7 1 

Block C 27 195 105 40 58 39 

Block D 27 88 29 16 9 8 

Block E 27 251 53 33 29 23 

TOTAL  1208 329 287 170 89 

 

7.8.36 For the VSC assessment, 2084 windows were tested.  Block A, 70% passed the BRE targets, Block 
B, 89%, Block C, 69%, Block D, 78% and Block E, 78%. 

7.8.37 The VSC façade analysis indicates that the vast majority of the windows serving the proposed 
residential accommodation would be fully BRE compliant.  Where daylight potential is limited more 
detailed assessments have been undertaken.  This has shown that in all of those areas, a high level 
of compliance is achieved with rooms achieving ADF or NSL values which meet or exceed the BRE 
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minimum recommendations. 85% of the rooms pass the ADF automatically or are within 20% of the 
target value reflect a correct urban adjustment. 

 
Table 7.13: Summary of ADF Results 

All 
Scheme 
Blocks    Number of rooms 

Room 
usage 

ADF 
target 

(%) ≥ ADF target 
0.99 - 0.8 X ADF 

Target 

0.79 - 0.6 
X ADF 
Target 

0.59 - 0.4 
X ADF 
Target 

<0.4  
X ADF 
Target 

Total no. 
tested 

Bedroom 1 686 21 10 1 6 724 

LKD 2 252 67 102 47 12 480 

Residential 1.5 4 0 0 0 0 4 

Studio 1.5 0 0 0 3 0 3 
  942 88 112 51 18 1211 

 

7.8.38 1211 Rooms were tested (Block A 410 rooms, Block B 338, Block C 215, Block D 121 and Block E 
327:- 

 Of the 1211 rooms tested, 85% pass for ADF.  

 Of the 1211 rooms tested 89% for NSL  

 Of the 1211 rooms tested, 98% if the civil standard of 55% is applied.   

7.8.39 The rooms that do not fully meet the target are in the majority bedrooms and consequently the 
expectation of daylight is lower.  The living/kitchen/dining rooms are positioned to receive better 
daylight and sunlight distribution values so the occupant is therefore able to enjoy higher daylight 
levels through the utilisation of the living area.   

7.8.40 As such the overall daylight position is considered to be negligible to minor adverse.  At least 85% of 
rooms would achieve compliance with the BRE Guidelines.  

Internal Sunlight  

7.8.41 The internal sunlight analysis of the proposed accommodation again is focused purely on the living 
rooms at the lowest levels of the residential accommodation.  This has shown that the majority of the 
windows tested achieve BRE compliance.  This again is due to the fact that they face proposed 
structures and therefore have their sunlight already constrained by the proposed obstructions.   

 



Ascot Road   Volume 1: Environmental Statement    
 

 

           7 / 36  

 
Table 7.14: Summary of Annual Probable Sunlight Hours (APSH & Winter Sunlight) Results – Proposed Development 

Scheme 

ANNUAL SUNLIGHT WINTER SUNLIGHT 

Standard 
APSH 
target 

(absolute) 

Number of Windows Standard 
APSH 
target 

(absolute) 

Number of Windows 

P APSH 
target 

0.99 - 0.8x 
target 

0.79 - 0.6x 
target 

0.59 - 0.4x 
target 

<0.4x 
target 

P APSH 
target 

0.99 - 0.8x 
target 

0.79 - 0.6x 
target 

0.59 - 0.4x 
target 

<0.4x 
target 

Block A 25 309 52 17 6 4 5 369 2 2 1 15 

Block B 25 53 18 12 19 13 5 54 6 10 3 42 

Block C 25 196 19 27 9 6 5 233 10 3 11 0 

Block D 25 53 16 6 5 10 5 69 4 0 3 14 

Block E 25 112 31 18 12 17 5 171 4 2 8 5 

TOTAL 125 723 136 80 51 50  896 26 17 26 76 

 

 

 

 



Ascot Road   Volume 1: Environmental Statement
  

  
 

 

 

 

           7 / 37  

 

 

 

7.8.42 The number of windows were tested as follows; Block A 389, Block B 115, Block C 257, Block D 90 
and Block E 190 

7.8.43 The potential effects and pass rates have been identified as follows: 

APSH  

Block A 93%, Block B 62%, Block C 84%, Block D 77% Block E 75%  

Winter 

Block A 95%, Block B 52%, Block C 95%, Block D 81%, Block E 92% 

7.8.44 Minor adverse to moderate adverse as set out under the Mitigation Measures section. 

Permanent Overshadowing within the Development  

7.8.45 The technical analysis of the permanent overshadowing was undertaken as a result of the transitory 
overshadowing path studies.  It is clear from this that all and the central amenity space within the 
Development would enjoy sunlight for significant periods of the day throughout the year.  This effect 
at this area would be considered to be negligible.  

Table 7.15: Assessment of Significance of Effects 

Completed Development 
Nature of Effect Mitigation 

Significance following 
Mitigation 

Reduction in daylight levels 
to neighbouring properties 

Negligible  None required Negligible 

Reduction in sunlight levels 
to neighbouring properties 

Negligible  None required Negligible  

Internal Daylight Levels 
Negligible to minor 
adverse (85% 
compliance) 

None required 
Negligible to minor 
adverse (85% 
compliance) 

Internal Sunlight Levels Negligible to minor  None required Minor adverse  

Permanent Overshadowing 
within the Development 

Negligible  

 
None required 

Negligible 

 

Transitory Overshadowing 
within the Development 

Negligible  None required Negligible 

 

 
7.8.46 At present there are no planning applications for any of the masterplan developments that would 

result in additional environmental effects in the immediate vicinity. Therefore the effects associated 
with the construction of the Proposed Development remains negligible when the cumulative schemes 
are taken into account.  

7.8.47 The construction works of the other cumulative development schemes are likely to be carried out in 
accordance with construction site best practice as specified through an construction management 
plan (or equivalent document) that will be agreed by WBC. Mitigation will be required to be 
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implemented at each individual scheme’s construction site to prevent significant environmental 
effects arising beyond their site boundaries and the use of monitoring, where applicable, to confirm 
the effectiveness of these measures. Therefore, the effects during construction would therefore be 
managed by contractors to avoid significant cumulative effects in the local area. The cumulative 
effects of the construction phase are therefore considered to be temporary, local and negligible 
overall. 

Cumulative Effects Once the Proposed Development is Completed and Occupied 
 
7.8.48 The following schemes have been modelled and introduced into the assessment. 

Pre-Planning Applications Proposals 
1. PS5 Croxley View / Ascot Road 
2. PS6 Croxley View / Ascot Road 
3. PS7 Croxley View / Ascot Road 
4. S2 Croxley View / Ascot Road 
 
Major Developments with Planning Permission 
1. Croxley Rail Link – Cassiobridge Station, Land and Embankment in Proximity of Ascot 

Road, Watford. 
 
7.8.49 The following schemes have been disregarded for the purpose of determining the cumulative effects 

in this assessment:  

Table 7.16: Proposed Developments with Planning Permission 

Map 

Ref 

Reference Location Description of development Rationale for 

Exclusion in this 

Chapter 

1 14/00097/DISCON 

Croxley Rail Link 
- Cassiobridge 
Station,  
Land And 
Embankment In 
Proximity Of 
Ascot Road, 
Watford 

Croxley Rail Link - Details 
submitted for Condition 12 
(Detailed design approval for 
Cassiobridge Station) pursuant 
to deemed planning permission 
for the development provided 
for in the Croxley Rail Link 
Order 2013. 

Included in model, 
supplied 3D model. 

2 02/00714/FUL 

Former Sun 
Printer Site 
Whippendell 
Road, Watford 
 

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. 

Included in model, as 
current site, based on 
supplied Zmapping 
model and adjusted to 
site photographs. 

3 14/00035/REM 

Former Royal 
Mail Depot Ascot 
Road Watford 
WD18 8AA 

Demolition of existing buildings 
and structures and construction 
of a primary school, formation of 
new access, associated play 
space, staff/visitor car parking, 

Included in model 
analysis, this area is 
within the proposed 
scheme Blocks D & E. 
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landscaping and other ancillary 
features.  

4 12/00793/FULM 

Former Royal 
Mail Depot Ascot 
Road Watford 
WD18 8AA 

Demolition of existing building 
and structures and construction 
of foodstore of up to 6,911 sq m 
gross (use Class A1), including 
cafe, formation of new access 
arrangements, car parking, 
landscaping, and other ancillary 
facilities. 

Included as supplied 
zmapping massing 
model. 

5 16/00376/FUL 
9 Ascot Road 
Watford WD18 
8AD 

15 additional car display spaces 
with tarmac surfacing to be 
positioned alongside the current 
tarmac surfaced car display. 

Included as supplied 
zmapping massing 
model. 

6 15/01062/FUL 

2 The Boulevard 
Blackmoor Lane 
Watford WD18 
8YW 

Change of use of green area at 
the front in order to create 
additional car parking spaces.  

Including as supplied 
zmapping massing 
model. 

7 12/00481/FUL 

530-532 
Whippendell 
Road Watford 
WD18 7QN 

Demolition of 2 no. houses and 
the reconstruction of 8 no. flats. 

Too far away from site, 
included as supplied 
zmapping massing 
model. 

8 14/01821/FUL 

478-480 
Whippendell 
Road Watford 
Hertfordshire 
WD18 7PT 

Demolition of existing properties 
and erection of a 3 storey 
building for 9 self-contained 
flats.  

Too far away from site, 
included as supplied 
within zmapping 
massing model. 

9 15/1427/FUL 

Building 1 and 
Building 2 
Marlins Meadow 
Watford 
Hertfordshire 

Demolition of two existing two 
storey Use Class B1 office 
buildings and erection of two 
Use Class B1 (Office) buildings 
of three and four storeys, 
decked car park, surface level 
parking and associated works.  

Too far away from site, 
not included.  

10 15/01203/FULM 

200 And 204 
Rickmansworth 
Road Watford 
Hertfordshire 
WD18 7GH 

Existing office building and 
workshops at no. 200 
Rickmansworth Road and 
existing Ford dealership at no. 
204 Rickmansworth Road to be 
demolished and replaced with 
new motor vehicle dealership 
with showroom, workshop and 
forecourt for display of vehicles. 
Change of use from Business 
Offices (B1) to Motor Dealership 
(Sui Generis).  

Too far away from site, 
included as supplied 
zmapping massing 
model. 
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Development subject to Planning Application 

Table 7.17: Proposed Development Subject to Planning Application(s)  

Ma
p 
Ref 

Application 
number 

Location 
 

Description Of Development Rationale for Exclusion in 
this Chapter 

1 16/01310/FULM 

Land Off Tolpits 
Lane 
Tolpits Lane 
Watford 

Residential development 
comprising 36no. 1 and 2 bed 
homes and 40 short term 
accommodation units, with 
associated landscape, parking 
and public realm 
improvements, incorporating a 
new highway junction on to 
Tolpits Lane and amendments 
to the existing cycle way. 

Too far away from the 
proposed site, not included. 

 
Table 7.18: Pre-Planning Application Proposals 

 

Map 

Ref 

Location Description of development Rationale for Exclusion in 

this Chapter 

1 

S2 - Ascot Road (Croxley 
View/ Ascot Road, Watford 
Masterplanning Study May 
2016) 

Residential development (4,000m2) 
Phase 4 
100 units 

Included in model, 
indicative massing only. 
 

2 

S3a - Croxley View (Croxley 
View/ Ascot Road, Watford 
Masterplanning Study May 
2016) 

Residential development (11,400 m2) 
Phase 3 
125 units 

Too far away from the 
proposed site. 

3 

S3b - Croxley View (Croxley 
View/ Ascot Road, Watford 
Masterplanning Study May 
2016) 

Residential development (18,300 m2) 
Phase 2 
175 units 

Too far away from the 
proposed site. 

4 

PS5 - Ascot Road (Croxley 
View/ Ascot Road, Watford 
Masterplanning Study May 
2016) 

Mixed Use (3,000 m2) Phase 4 
88 units 

Including in model, 
indicative massing only. 

    

5 

PS6 - Ascot Road (Croxley 
View/ Ascot Road, Watford 
Masterplanning Study May 
2016) 

Mixed Use (6,200 m2) Phase 2 
78 units 

Included in model, 
indicative massing only. 

6 

PS7 - Ascot Road (Croxley 
View/ Ascot Road, Watford 
Masterplanning Study May 
2016) 

Mixed Use (3,400 m2) Phase 4 
43 units 

Included in model, 
indicative massing only. 

7 
Tech Site, Woodshots 
Meadow 

(36,000m2)  
1000 parking spaces 

Too far away from the 
proposed site. 
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7.9 MONITORING 

7.9.1 No monitoring is proposed to be required.  
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8 Transport  

8.1 INTRODUCTION  

8.1.1 This ES chapter assesses the impact of the proposed development on the local transport infrastructure 

that surrounds the application site. Potential effects have been identified for both the 

demolition/construction and operational phases of the proposed development, with their significance 

identified. 

8.1.2 The chapter describes the assessment methodology; a review of the baseline conditions; the impact of 

the proposed development on the baseline situation in order to determine the anticipated significance of 

the effects; the mitigation measures required to prevent, reduce or offset any significant adverse effects 

and enhancement measures to improve any beneficial effects; and the likely residual effects after these 

measures have been employed.  

8.1.3 The cumulative effect of the proposals in association with committed development sites or sites that are 

reasonably foreseeable as coming forward for development has also been assessed. 

8.1.4 The content of this chapter has been informed by a Transport Assessment (TA), (Technical Appendix 

8.1 of this ES), which has been prepared as a stand-alone document, submitted as part of the planning 

application. The TA should be read in conjunction with this ES chapter. 

8.1.5 The TA describes the accessibility of the application site in terms of proximity to trip attractors typical of 

residential developments and the availability of alternative modes of travel to the private car. The TA 

also estimates the travel demands generated by the scale of the development and assesses how these 

demands can be accommodated within the transport infrastructure that will be in place when the 

development is operational, focussing on traditional peak periods. The TA includes a detailed 

assessment of the traffic impact of the development proposals at a number of off-site junctions, for a 

number of differing scenarios, recommending capacity improvements at certain junctions where these 

are necessary to mitigate the direct impact of the development.  

8.1.6 The TA also assesses the cumulative traffic impact associated with a range of committed development 

sites and sites that are reasonably foreseeable as coming forward for development within a short term 

period. As part of this cumulative traffic impact assessment, additional mitigation strategies have been 

considered on top of those that are directly related to the development. 

8.1.7 Junction capacity assessments do not, therefore, form part of this ES chapter and the TA should be 

referred to for these. 

8.1.8 The application is also supported by a stand-alone TP, which promotes the introduction of a range of 

measures and management strategies to promote and encourage sustainable travel to and from the 

application site and therefore mitigate the effect of the development. 

8.1.9 It is anticipated that site set-up and demolition will occur Q4 2017, with construction commencing Q1 

2018. The TA has adopted 2021 as a year of full occupation. 

Policy, Legislation, Guidance & Industry Standards 

8.1.10 An overview of relevant transport planning policy and guidance documents relevant to the assessment 

of transport effects is set out in the following paragraphs. 
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National Policy  

National Planning Policy Framework 

8.1.11 The National Planning Policy Framework (NPPF) sets out the national transport policy context and how 

it is expected to be applied. The NPPF places a focus on sustainable development policy by considering 

economic, social and environmental aspects of each development scheme. The main thrust of the NPPF 

is a presumption in favour of sustainable development advocated further by requiring local authorities to 

meet the development needs of an area while showing an ability to adapt to change when required. 

8.1.12 The core objective of the NPPF that relates to transport is to “actively manage patterns of growth to 

make the fullest possible use of public transport, walking and cycling, and focus development in locations 

which are or can be made sustainable.” (paragraph 17) 

8.1.13 Promoting sustainable transport is a key component of the NPPF. Paragraph 29 states that “Transport 

Policies have an important role to play in facilitating sustainable development but also in contributing to 

wider sustainable transport modes, giving people a real choice about how they travel.” Furthermore, 

“Encouragement should be given to solutions which support reductions in greenhouse gas emissions 

and reduce congestion. In preparing Local Plans, local planning authorities should therefore support a 

pattern of development which, where reasonable to do so, facilitates the use of sustainable modes of 

transport.” 

8.1.14 The NPPF also advises that “plans and decisions should take account of whether: 

 The opportunities for sustainable transport modes have been taken up depending on the nature 

and location of the site, to reduce the need for major transport infrastructure; 

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

 Improvements can be undertaken within the transport network that cost effectively limit the 

significant impacts of the development. Development should only be prevented or refused on 

transport grounds where the residual cumulative impacts of development are severe.” (paragraph 

32) 

8.1.15 The NPPF also states that “planning policies should aim for a balance of land uses within their area so 

that people can be encouraged to minimise journey lengths for employment, shopping leisure, education 

and other activities.” (paragraph 37) 

National Planning Practice Guidance 

8.1.16 The National Planning Practice Guidance identifies the requirements for an EIA, stating the aim is to 

ensure “that a local planning authority when deciding whether to grant planning permission for a project, 

which is likely to have significant effects on the environment, does so in the full knowledge of the likely 

significant effects, and takes this into account in the decision making process.” 

8.1.17 The National Planning Practice Guidance provides additional guidance on ‘Travel plans, transport 

assessments and statements in decision-taking,’ stating that they can contribute positively to 

encouraging sustainable travel, lessening traffic generation and its detrimental impacts; reducing carbon 

emissions and climate impacts, creating accessible, connected inclusive communities, improving health 

outcomes and quality of life, improving road safety; and reducing the need for new development to 

increase existing road capacity or provide new roads. 
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Regional Policy 

Local Transport Plan 3 2011 

8.1.18 The Local Transport Plan (LTP) is a statutory document that sets out Hertfordshire County Council’s 

(HCC’s) vision and strategy for the long-term development of transport in the county, being the relevant 

local highway authority. HCC adopted their third Local Transport Plan (LTP3) in 2011. The key transport 

issues in Hertfordshire remain the same: tackling peak-time congestion, maintaining roads, reducing 

casualties, supporting economic growth and maintaining access to key services.  

8.1.19 With regards to development, under their development control responsibility, HCC require the transport 

and safety implications of development proposals to be considered, require developments to reduce the 

need to travel and ensure alternative modes are promoted and require the impact of movement demand 

generated by developments to be mitigated. 

Local Policy 

Watford Borough Council’s District Plan 2000 Saved Policies 

8.1.20 Watford Borough Council (WBC’s) Local Plan sets out the policies to guide development throughout the 

borough. The Local Plan consists of the Core Strategy 2006-2031 (Part 1), adopted January 2013, and 

saved policies of the District Plan 2000. 

8.1.21 With regards to transport related planning policy with the District Plan saved policies, Policy T10 Cycle 

Parking Standards states that WBC will expect all new developments to make provision for cyclists that 

is conveniently located, secure, and waterproof either on a unit-by-unit basis or, where this is not 

appropriate, communally. For residential land uses, a minimum cycle parking standard of 1 space per 

unit is adopted. For commercial uses, a general standard of 1 employee space per 10 employees is 

adopted, with additional short term provision required for visitors.  

8.1.22 Policy T21: Access and Servicing, details a requirement for development proposals to include adequate 

provision for access/egress and servicing arrangements. 

8.1.23 Policy T22: Car Parking Standards, details a requirement for all developments to comply with maximum 

parking standards, which is based on a set of accessibility zones. The site is identified as being located 

within zone 4, the most inaccessible urban zone within the district. However, this assessment does not 

take into account the future introduction of Cassiobridge station, which will significantly increase the 

accessibility rating of the site.  

8.1.24 Notwithstanding this, the policy continues and states in relation to residential car parking, that, ‘reduced 

provision may be acceptable for high-density residential development in appropriate locations.’ 

8.1.25 Policy T24: Residential Development, states that ‘planning permission will only be granted for residential 

use where the full parking needs generated can be met on site, and off the public highway unless the 

site is in a suitable Town Centre site or other location with good access to passenger transport’. 

Notwithstanding this, the supporting narrative to this policy states that significantly lower levels of parking 

provision may be acceptable where demand for parking is likely to be less and tendency for overspill on 

street can be controlled, specifically citing high density housing in town centres as an example. Based 

on the site being located within Zone 4 of WBC’s parking map, the following maximum car parking 

standards are therefore relevant: 
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 1 bed units, 1.25 spaces per unit 

 2 bed units, 1.5 space per unit 

 3 bed units, 2.25 spaces per dwelling 

 

8.1.26 Notwithstanding these residential car parking standards, 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.’ The site benefits from each of these characteristics being in place, apart from the 

existence of on-street parking controls. 

WBC’s Core Strategy 2006-2013, January 2013 

8.1.27 WBC Core Strategy sets out the key elements of the council’s planning vision and spatial strategy for 

the borough. 

8.1.28 The Core Strategy identifies a number of “Special Policy Areas” (SPAs) which form an important part of 

the spatial strategy, with the site being located within Policy SPA6 – Western Gateway. These areas 

have special policy status due to there being a significant level of change expected in the area, with 

Policy SS1: Spatial Strategy, detailing that development within these locations is unlikely to have serious 

harm to character or amenity as they have good access to public transport and local facilities. Policy 

SS1 also identifies that the transport strategy in association with these SPAs is to focus on improvements 

to the public transport network and encouraging cycle and walking. 

8.1.29 In terms of transport, Policy T2 – Location of New Development – states that ‘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.’  Policy T2 continues and states that, 

‘to be considered accessible by bus services, sites should be within 400m of a bus stop where a frequent 

bus service operates. Frequent bus services are considered to be routes where roads are served by 5 

or more journey each way per day Monday to Saturday.’ 

8.1.30 Policy T3: Improving Accessibility, states that all developments should be accessible to people with 

disabilities and reflect a hierarchy that favours the most sustainable forms of travel, walking and cycling, 

over private cars. Furthermore, all developments should be accompanied by a TP. 

8.1.31 Policy T4: Transport Assessments, states that new developments should be accompanied by a TA in 

accordance with relevant industry guidance. 

8.1.32 The Core Strategy also identifies that as part of the Development Management policies document, the 

council will revise its current parking strategy. 

WBC Emerging Local Policy 

8.1.33 In addition to the adopted policy, WBC are currently preparing the Local Plan 2006-2031 Part 2 - 

Development Management Policies and Site Allocations document, the publication version of which was 

recently the subject of public consultation. Once adopted, this will replace saved policies of the Watford 

District Plan 2000. 

https://www.watford.gov.uk/info/20012/planning_and_building_control/135/planning_policy/3
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8.1.34 With regards to transport, emerging Policy T6: Car Parking Provision states that all developments should 

provide an appropriate level of parking in line with standards, which are based on the accessibility of the 

site. The policy states however that, ‘Flexibility on the recommended standards will be considered 

positively for ‘car lite’ developments in close proximity to major transport infrastructure where secure 

cycle storage is provided.’ The policy continues and states that new developments will be exempt from 

applying for parking permits within adjacent CPZ’s and that there should be 25% additional unallocated 

visitor parking provision. The policy continues and states, ‘where car parking provision does not adhere 

to the suggested guidance, provision of dedicated car club spaces and vehicles and secure cycle 

storage is recommended. Provision for car clubs will be expected for residential development where 

more than 20 parking spaces are proposed.’ 

8.1.35 The emerging standards adopt a more simplified approach to accessibility, with two zones identified 

based on proximity to rail stations and a minimum number of bus services, with only the town centre 

falling within zone 1 and the rest of the district, including the site location, falling within zone 2. The 

relevant zone 1/zone 2 residential car parking standards are therefore as follows: 

 1/2 bed units, 0.75/1.25 spaces per unit 

 3+ bed units, 1/2.25 spaces per unit 

8.1.36 Emerging Policy T7: Car Clubs and Charging Points for Low Emission Vehicles, that that such provision 

should be included within new developments, with 1:10 active provision and 1:10 passive provision 

8.1.37 Emerging Policy T21: Access and Servicing, details a requirement for development proposals to include 

adequate provision for access/egress and servicing arrangements. 

8.1.38 Emerging Policy T22: Car Parking Standards, details a requirement for all developments to comply with 

maximum parking standards, which is based on a set of accessibility zones. The site is identified as 

being located within zone 4, the most inaccessible urban zone within the district. However, this 

assessment does not take into account the future introduction of Cassiobridge station, which will 

significantly increase the accessibility rating of the site.  

8.1.39 Emerging Policy T8: Cycle Parking Provision requires new developments to provide conveniently 

located, safe to use, secure and weatherproof cycle parking, with ratios that reflect the same standards 

as identified within the District Plan above. 

8.1.40 Emerging Policy T9: Access and Servicing requires all developments to provide suitable access 

arrangements for all user groups that are envisaged to access a site, including delivery and servicing 

and emergency vehicles. 

Guidance & Industry Standards 

Guidelines for the Environmental Assessment of Road Traffic 

8.1.41 The Guidelines for the Environmental Assessment of Road Traffic were published by The Institute of 

Environmental Assessment (IEA) (now the Institute for Environmental Management and Assessment – 

IEMA) in 1993. These guidelines state that the assessment should be limited to highway links subject to 

traffic flow increases of more than 30% or where the number of Heavy Goods Vehicles (HGVs) will 

increase by more than 30%. These guidelines also state that specifically sensitive areas or receptors 

should be included where traffic flows are predicted to increase by 10% or more. Sensitive areas or 
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receptors could include congested junctions, schools, accident hotspots and / or cyclists and 

pedestrians. 

8.1.42 The Guidelines identify the main effect categories for traffic impact, set out the broad principles of how 

to assess the magnitude of impact for the categories, and make it clear that a “critical feature of 

environmental assessment is determining whether a given impact is significant”. In addition, the 

Guidelines state that “for many effects there are no simple rules or formulae which define thresholds of 

significance and there is, therefore, a need for interpretation and judgement on the part of the assessor 

backed up by data or quantified information wherever possible” and “the assessment of certain impacts 

may therefore depend more upon description and judgement than any commonly agreed method”. The 

Guidelines also state that “those preparing the Environmental Statement will need to make it clear how 

they have defined whether a change is considered significant or not.” 

 

8.2 IDENTIFICATION & EVALUATION OF KEY EFFECTS  

Scope of the Assessment 

8.2.1 The scope of the assessment was detailed within the Scoping Report submitted to WBC during October 

2016.  

8.2.2 This stated that the transport chapter will draw upon the findings of the standalone TA, for which a stand-

alone TA Scoping Report (TASR) was prepared separately and issued to HCC in November 2016. 

8.2.3 In response to the Scoping Report, WBC provided a Scoping Opinion, which identified sites that should 

be included as part of an assessment of cumulative development. The Scoping Opinion also included 

appended responses from Transport for London (TfL), which requires the assessment to consider 

construction traffic generated by the development of the adjacent Cassiobridge Station, and HCC, which 

identified requirements for the TA. 

Spatial Scope 

8.2.4 The proposed study area is defined by the extent of the junction capacity assessments that have been 

undertaken as part of the TA, and their approaches, as follows: 

 1. Hatters Lane/Blackmoor Lane/Ascot Road/Greenhill Crescent 

 2. Ascot Road (W)/Ascot Road (N)/Morrison’s 

 3. Ascot Road(S)/Whippendell Road/Ascot Road(N) 

 4. Ascot Road/Watford Road/Rickmansworth Road 

 5. Watford Road(E)/Baldwins Lane/Watford Road 

 6. Ascot Road / School / Morrisons access road. 

8.2.5 To address the potential intensification in use of existing pedestrian and cycle connections between the 

site and the wider Masterplan, pedestrian and cycle counts have also been undertaken along Ascot 

Road and the shared footway/cycleway that provides a connection with Croxley View to the east. 

Temporal Scope 

8.2.6 The assessment considers the following scenarios: 
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 2016 Existing baseline scenario, informed by Automatic Traffic Count’s (ATC’s) undertaken in 

2016 

 2021 Baseline (the adopted year of full occupation) 

 2021 Baseline + Proposed Development 

 

8.2.7 As part of the cumulative impact assessment, the following additional scenarios will also be assessed: 

 2021 Baseline + Committed Development and Reasonably Foreseeable Development 

 2021 Baseline + Committed Development and Reasonably Foreseeable Development + 

Proposed Development 

 

Technical Scope 

8.2.8 The technical scope of the assessment is detailed within the ES Scoping Report, defined by the impact 

thresholds stated within The Guidelines for the Environmental Assessment of Road Traffic.  

8.2.9 The following impacts and their subsequent effects will be considered: 

 Construction: 

 Impact of daily construction traffic generation on the link road capacity of the local 

highway network; 

 Operation : 

 Daily impact of vehicles movements generated by the proposed development; 

 Peak hour impact of vehicle movements generated by the proposed development; 

 Peak hour impact of additional trips generated by residents and visitors on the capacity 

and amenity of the adjacent pedestrian network; 

 Peak hour impact of additional trips generated by residents and visitors on the capacity 

and amenity of the adjacent cycle network; and 

8.2.10 The quantitative impact of additional trips on the public transport network has not been considered within 

the ES chapter based on the significant increase in capacity that the committed delivery of the Croxley 

Rail Link will have on the immediate area, providing a link central London and Watford Junction, 

therefore also supplementing existing bus routes for more local journeys. 

8.2.11 To inform the with development scenario, the industry standard TRICS database has been used to 

generate all person and vehicular trip rates representative of the location and type of development. 

8.2.12 In terms of distributing these trips onto the local highway network, the 2011 Census has been used to 

establish the workplace of existing residents that drive to work that reside within the Middle Super Output 

Area, or similar, within which the site is located, with this journey purpose considered representative of 

all journeys. 
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8.2.13 Traffic growth rates have been sourced from the TEMPRO database, with alternative assumptions 

applied to remove the scale of development that is accounted for within committed developments that 

are allocated sites, removing the potential for double counting. 

8.2.14 For the proposed commercial use, it is envisaged that this will provide convenience retail facilities that 

will serve the immediate demands of site residents and so will not generate direct trips from outside of 

the study area. A trip generation assessment has not been undertaken for this aspect of the 

development.  

8.2.15 The anticipated scale of construction movements has been estimated based on the adopted construction 

programme. 

8.2.16 The impact of the development on the pedestrian network has been considered using the TfL Pedestrian 

Comfort Guidance methodology, which can be readily applied to locations outside of Greater London. 

Consultation  

8.2.17 Pre-application consultation was undertaken with HCC, to establish the scope of the TA. 

Method of Baseline Data Collection  

8.2.18 The following data sources have been used in this assessment: 

 Automatic Traffic Counts (ATCs) undertaken on the local highway network during November 2016; 

 Peak hour turning movements from secondary sources; 

 Pedestrian and Cycle counts undertaken along Ascot Road and Croxley View footpath in 

November 2016; 

 Personal Injury Accident (PIA) data, sourced from HCC;  

 Public transport timetable information; and 

 Secondary planning applications. 

  

Assessment Methodology  

8.2.19 The scale and extent of the assessment has been selected with reference to the IEMA Guidelines. These 

guidelines state that the assessment should be limited to highway links subject to traffic flow increases 

of more than 30% or where the number of HGVs will increase by more than 30%. These guidelines also 

state there are specific sensitive areas or receptors that should be included where traffic flows are 

predicted to increase by 10% or more. 

8.2.20 The impact of the proposed development has been assessed against the following effect categories, 

which are discussed in further detail subsequently: 

 Severance; 

 Driver Delay; 

 Pedestrian Delay; 

 Pedestrian and Cyclist Amenity, and; 
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 Road Safety. 

 

 Severance 

8.2.21 Severance is the perceived division that can occur within a community when it becomes separated by a 

major traffic artery. The term is used to describe a complex series of factors that separate people from 

places and other people. Severance may result from the difficulty of crossing a heavily trafficked road 

or a physical barrier created by the road itself. 

8.2.22 The measurement and prediction of severance is extremely difficult. The correlation between the extent 

of severance and the physical barrier of a road is not clear and there are no predictive formulae which 

give simple relationships between traffic factors and levels of severance. In general, marginal increases 

in traffic flows are, by themselves, unlikely to create or remove severance. 

8.2.23 The assessment of severance has sought to estimate the current severance caused by traffic and related 

factors, and the potential for additional traffic to exacerbate any potential existing problems. 

 Driver Delay 

8.2.24 Driver delay to non-development traffic could occur at several points on the network around the 

application site including: 

 At the site entrance if there are additional turning movements; 

 On the highways passing the site where there could be additional traffic and the flow might be 

affected by additional parked cars; 

 At key intersections along the highway which might be affected if there is an increase in traffic; and 

 At side roads where the ability to find gaps in the traffic may be reduced, thereby lengthening 

delays. 

8.2.25 Driver delay would be adversely impacted where there is an increase in traffic flows as a result of the 

proposed development. If an increase in traffic is identified, the extent of the increase in delay can be 

determined by the use of industry standard junction capacity modelling software, which has been 

undertaken within the stand alone TA. 

 Pedestrian Delay 

8.2.26 Pedestrian delay is related to changes in the volume, composition or speed of traffic that may affect the 

ability of people to cross roads. In general, increases in traffic levels are likely to lead to greater increases 

in delay. 

 Pedestrian & Cyclist Amenity 

8.2.27 Pedestrian and cyclist amenity can be broadly defined as the relative pleasantness of a journey and is 

considered to be affected by traffic flow, traffic composition, separation from traffic and the width 

available. A descriptive approach should be used to give an overall indication in the change in amenity 

and the reasoning behind the judgement. 
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 Road Safety 

8.2.28 To access the impact on road safety, existing Personal Injury Accident (PIA) data for the adjacent road 

network will identify the baseline situation. The PIA data will define recorded incidents as being either 

slight, serious or fatal, with definitions taken from Department for Transport (DfT) guidance as follows: 

 A slight injury is defined as an injury that is minor, such as a sprain (including neck whiplash injury), 

bruise or cut which are not judged to be severe, or slight shock requiring roadside attention. This 

definition includes injuries not requiring medical treatment. 

 A serious injury is defined as an injury for which a person is detained in hospital as an “in-patient”, 

or any of the following injuries whether or not they are detained in hospital: fractures, concussion, 

internal injuries, crushings, burns (excluding friction burns), severe cuts, severe general shock 

requiring medical treatment and injuries causing death 30 or more days after the accident. An 

injured casualty is recorded as seriously or slightly injured by the police on the basis of information 

available within a short time of the accident. This generally will not reflect the results of a medical 

examination, but may be influenced according to whether the casualty is hospitalised or not. 

Hospitalisation procedures will vary regionally. 

8.2.29 The change in traffic flow and composition as a result of the proposed development can then be used 

to make an estimate of the likely increase in the number of accidents. Professional judgement is required 

to assess the implications of local circumstances or factors that may elevate or lessen the risk of 

accidents. 

Significance Criteria  

8.2.30 The significance level attributed to each ‘effect’ of the proposed development has been assessed based 

on its ‘impact’ that is the magnitude of change as a result of the proposed development and the ‘receptor 

sensitivity’ to change. Any effect during the construction phase is considered to be short to medium term, 

with effects associated with the operational phase considered to be long term. 

 Impact Magnitude 

8.2.31 The IEMA Guidelines set out the broad principles of how to assess the magnitude of impact for each of 

the effect categories previously described.  

8.2.32 Error! Reference source not found. identifies the thresholds for change in daily, peak hour two-way 

traffic, cycle flows, and daily two way construction traffic flows that have been adopted to determine the 

magnitude of change as a result of the proposed development, impacting upon severance, driver delay, 

pedestrian delay, cycle amenity and safety. 
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Table 8.1: Impact Magnitude Criteria relating to Severance, Delay, Road Safety & Cyclist Amenity  

Magnitude of 
Impact 

Criteria Description 

Major 
More than 90% change in peak hour two-way traffic during operation 
and daily two-way HGV flows during construction 

Moderate 
More than a 30% but less than 90% peak hour two-way traffic during 
operation and daily two-way HGV flows during construction 

Minor 
More than 10% but less than 30% peak hour two-way traffic during 
operation and daily two-way HGV flows during construction 

Negligible 
Less than 10% change in peak hour two-way traffic during operation and 
daily two-way HGV flows during construction 

 

8.2.33 Table 8.2 identifies the thresholds for change in peak hour pedestrian comfort levels that have been 

adopted to determine the magnitude of change as a result of the proposed development during 

operation, impacting upon pedestrian amenity. 

Table 8.2: Impact Magnitude relating to Pedestrian Amenity 

Magnitude of 
Impact 

Threshold Description 

Major 3 step change in Pedestrian Comfort Level 

Moderate 2 step change in Pedestrian Comfort level 

Minor 1 step change in Pedestrian Comfort Level 

Negligible No change in Pedestrian Comfort Level 

 

 Receptor Sensitivity/Value 

8.2.34 In terms of receptor sensitivity, for highway or public transport networks, there are often no set thresholds 

as each area will have a unique set of conditions and principles, in which case there is been a need for 

interpretation and professional judgement based on knowledge of the site and/or the availability of 

quantitative data. 

8.2.35 The IEMA Guidelines identify the following groups with special interests that should be considered in 

the assessment: 

 People at home; 

 People in workplaces; 

 Sensitive groups including children, the elderly and disabled; 

 Sensitive locations e.g. hospitals, churches, schools, historical buildings; 

 People walking; 

 People cycling; 

 Open spaces, recreational sites, shopping areas; 

 Sites of ecological/nature conservation value; and 
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 Sites of tourist visitor attraction. 

8.2.36 Categories of receptor sensitivity have been defined from the principles set out in the Guidelines and 

include the following: 

 The need to identify particular groups or locations which may be sensitive to changes in traffic 

conditions; 

 The list of affected groups and special interests set out in the guidance; 

 The identification of links in locations where it is felt that specific environmental problems may 

occur; 

 Such locations which “…would include accident black-spots, conservation areas, hospitals, links 

with high pedestrian flows etc”. 

8.2.37 The following are examples of the various receptor sensitivity levels: 

 Very High sensitivity: receptors would include roads used by pedestrians with no footways and 

accident high-risk areas 

 High sensitivity: receptors would include roads used by pedestrians with substandard footway 

widths and roads immediately adjacent to schools; 

 Medium sensitivity: receptors include quiet residential roads, roads with high pedestrian demand, 

locations with higher than locally typical accident frequency; 

 Low sensitivity: receptors include strategic road links, roads fronted by open space/agriculture, 

and, roads and junctions with a typical accident rate for the local area. 

 

 Significance of Effects on Transport 

8.2.38 When the magnitude of change and sensitivity of a receptor is considered together, the significance 

matrix set out in Table 8.3 is applicable. 

8.2.39 Effects, which are beneficial or adverse, have therefore been identified as either: 

 Substantial: where the proposed development could be expected to have a very significant, 

long term effect on the highway network; 

 Moderate: where the proposed development could be expected to have a noticeable long term 

effect on the highway network; 

 Slight: where the proposed development could be expected to result in a small, barely 

noticeable, localised and short term effect on the highway network; and 

 Negligible: where no discernible effect is expected as a result of the proposed development on 

the highway network. 

8.2.40 Effects which are deemed to be ‘significant’ in the context of the EIA Regulations are either Substantial 

or Moderate in nature. 
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Table 8.1: Significance Matrix for Transport (Significant Effects in Bold) 

Receptor 
Sensitivity/ Value 

Nature of Effect 

Major Moderate Major Moderate 

Very High Substantial Substantial Moderate Slight 

High Substantial Moderate Slight Negligible 

Medium Moderate Slight Negligible Negligible 

Low Slight Negligible Negligible Negligible 

 

8.3 EXISTING BASELINE CONDITIONS 

Current Baseline 

 Application Site & Local Environs 

8.3.1 The site is located on the western edge of Watford, approximately 2.15km (straight-line distance) from 

Watford town centre, 2.5km (straight line distance) from Watford Junction and 3.15km from 

Rickmansworth. 

8.3.2 The site is bound to the west by Ascot Road Old, an unclassified local access road, which currently 

operates one-way southbound, and from which the existing site is currently accessed. Ascot Road Old 

runs parallel with a dual-carriageway Ascot Road New, which provides access to the wider Watford 

Business Park and Croxley Green Business Park. To the south, the site is bound by Ascot Road 

Community Free School, which opened in 2014, and an area of undeveloped land that is understood to 

temporarily hold cars from a garage located elsewhere, accessed from Ascot Road Old. South of this 

site is a Morrison’s supermarket that opened in late 2013. The Morrisons site and the car holding site 

are separated by an access road that forms a simple priority junction with the Ascot Road Old and a 

roundabout junction with Ascot Road New. To the east the site is bound by school playing fields, to 

which there is no direct access. The site is bound to the north by the derelict railway line that will form 

part of the Croxley Rail Link. 

8.3.3 Access to both sections of Ascot Road is taken from a roundabout junction with the A412 Rickmansworth 

Road, which in turn provides access to Watford town centre, and the strategic highway network, with 

junction 17 of the M25 approximately 7km to the west, accessed via Rickmansworth. 

 Existing Land Use 

8.3.4 The site comprises both derelict land and a series of industrial / warehouse buildings, currently occupied 

by a relocations and logistics firm (Class B8), ‘Eagle Relocations,’ with access taken from Ascot Road 

Old. 

8.3.5 Traffic surveys of the existing occupant were undertaken in October 2016 in order to establish the 

existing vehicular trip generation, against which the proposals will be compared. The results of these 

surveys in terms of peak hour and daily traffic flows are summarised below in Table 8.4. 
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Table 8.4: Existing Occupant Observed Trip Generation 

Hour Arrival Departure Total 

08:00-
09:00 

7 1 8 

17:00-
18:00 

4 12 16 

24 Hour 70 81 151 

 

8.3.6 Table 8.4 demonstrates therefore that the existing occupant does not generate a significant amount of 

vehicle movements, either during traditional peak periods or across the day. The proportion of daily 

vehicle movements that were classified as either OGV1/2 was however found to be 16% of the total 

traffic generation, some 25 daily vehicle movements. 

Site Accessibility 

 

8.3.7 The site benefits from being located within close proximity of a range of social infrastructure that acts as 

typical trip attractors for residents, including education, health, leisure, convenience retail facilities and 

employment land uses. These trip attractors can be accessed by modes other than the private car and 

realistically on foot, thereby reflecting fundamental requirements of national, regional and local planning 

policy for creating sustainable communities. 

 Pedestrian and Cycle Network  

8.3.8 Pedestrian access to the site is from the western boundary, via an established street-lit footway network 

along Ascot Road Old, which has an approximate width of 3m. This footway network connects with 

Whippendell Road to the north and Watford Business Park, Croxley Green Business Park and Croxley 

View residential estate to the south, via Morrisons, with the Ascot Road Old footway provision indicated 

on Photo 6. 

8.3.9 Pedestrian severance caused by the volume of traffic on the local highway network is mitigated by a 

number of informal and signalised crossing points within proximity of the site. This includes toucan 

crossings located north of the site on Ascot Road New, Whippendell Road and Rickmansworth Road, 

and zebra crossings located adjacent to Ascot Road Community Free School, supported by generous 

footway widths in this location. 

8.3.10 South of the site, a shared use pedestrian/cycle link connects Watford Business Park with the Croxley 

View residential estate, with a similar facility providing a southbound route toward Tolpits Lane, which 

also accommodates a toucan crossing. 

8.3.11 Immediately north of the railway embankment, an alternative pedestrian footpath provides a link from 

Ascot Road Old with a development referred to as The Gateway, which links with Sydney Road to the 

east and Whippendell Road to the north via Printers Avenue. 

8.3.12 In terms of cycle access, much of the pedestrian network described above is essentially a shared use 

facility with cyclists, supported by formalised cycle lanes and signage. 
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8.3.13 Whilst Ascot Road Old operates one-way southbound to all traffic movements, Ascot Road Old also 

accommodates a northbound contraflow cycle lane, which allows cyclists to negotiate Ascot Road New 

via an aforementioned toucan crossing. 

8.3.14 To the south, cyclists can take the Morrisons service road to connect with the shared use facility toward 

Croxley View, and Tolpits Lane, from which access to the Ebury Way traffic free cycle route between 

Watford town centre and Rickmansworth is possible, also providing access to the Grand Union canal 

towpath and forming part of the national cycle network. 

8.3.15 In terms of travel distances, cycling is considered an appropriate mode of travel for journeys up to 5km. 

In this regard the whole of Watford town centre is within this cycle distance threshold. 

8.3.16 In terms of existing pedestrian and cycle demands within the local highway network, a series of surveys 

were undertaken on Thursday 13th of October, including peak hour counts on Ascot Road Old along the 

site frontage, the Croxley View shared use footway/cyclepath and the Tolpits Lane toucan crossing, with 

results summarised below as Table 8.5. 

Table 8.5: Observed Pedestrian/Cycle Demands  

Location 
Ascot Road Old Eastern 

Footway Pedestrian 
Movements 

Croxley View Shared 
Use Footpath / 

Cyclepath Pedestrian 
Movements 

Croxley View Shared 
Use Footpath / 

Cyclepath Cycle 
Movements 

Time 
08.00-
09.00 

17.00-18.00 
08.00-
09.00 

17.00-
18.00 

08.00-
09.00 

17.00-
18.00 

Two-Way 

Flows 
180 93 251 81 17 13 

 

 Public Transport - Bus 

8.3.17 Whippendell Road and Watford Road act as important east-west bus corridors, accommodating frequent 

services that provide access to Watford Town Centre and surrounding settlements such as Hemel 

Hempstead, Garston, Watford Town Centre, Maylands Business Park and Maple Cross and 

Chorleywood, North Bushey, Rickmansworth and Harlow, full details of which are provided in the TA.  

8.3.18 A number of these services continue into the Watford and Croxley business parks via Ascot Road, 

including in particular W30, which provides a frequent service during traditional commuting periods that 

links the site to Watford town centre and Watford Junction. 

8.3.19 A similar town centre service, route 10, can be accessed from the eastern extent of Croxley View.  

8.3.20 In terms of bus stop facilities, the closest bus stop to the site is a temporary flag bus stop situated to the 

south of Ascot Road Old, approximately 170m south west of the site, which is assumed to act as the 

terminal stop for services accessing Morrisons. There are also northbound and southbound flag bus 

stops located on Ascot Road New, which are within 300m of the site. 

8.3.21 There are two flag bus stops located on Whippendell Road, with the westbound and eastbound stops 

being approximately 280m and 420m from the site respectively. Northbound and southbound bus stops 

on Watford Road are within 620m of the site. 
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 Rail Accessibility  

8.3.22 In terms of rail accessibility, Watford Station, which is the terminal London Underground Metropolitan 

Line station, is located approximately 1.5km north east of the site, providing frequent services toward 

central London.  

8.3.23 This station will, however, close as a result of the opening of the Croxley Rail Link, which will instead be 

supported by a new station immediately opposite the development site, referred to as Cassiobridge 

Station, accommodating Metropolitan Line services toward Watford High Street and Watford Junction. 

8.3.24 On completion of the link, it is understood there will be 6 trains an hour during peak periods and 4 for 

the rest of the day. 

8.3.25 Watford Junction is a National Rail station, which provides ongoing travel opportunities toward East 

Croydon, Tring, London Euston, St Albans Abbey, Milton Keynes, Birmingham New Street and Liverpool 

Lime Street. 

 Local Highway Network  

8.3.26 The site is bound to the west by Ascot Road Old, which currently operates one-way southbound, with a 

contraflow cycle lane, and from which the existing site is accessed.  

8.3.27 Ascot Road Old runs parallel with the Ascot Road New, a dual-carriageway, which provides access to 

the Watford Business Park and Croxley Green Business Park. 

8.3.28 Access to both Ascot Road New and Ascot Road Old to the north is taken from two roundabout junctions 

with the A412 Rickmansworth Road and Whippendell Road, which in turn provide access to Watford 

town centre located approximately 2.5km to the east. Continuing east past the town centre, the A412 

links with the A4008, which connects to junction 5 of the M1, approximately 6km to the east of the site.  

8.3.29 The A412 Rickmansworth Road links with the A412 Watford Road which travels west past Croxley 

Station through Croxley Green and Rickmansworth, connecting with the M25 at Junction 17, 

approximately 7km to the west.  

8.3.30 The Whippendell Road junction also includes a fourth arm, Raven Close, which provides direct access 

to a residential estate. 

8.3.31 To the south Ascot Road Old forms a priority junction with an access road that, to the east, provides 

access to the Morrison’s Supermarket / Ascot Road Community Free School and to the west forms a 4 

arm roundabout junction with Ascot Road New.  

8.3.32 West of this roundabout is another 4-arm roundabout, which provides access to Blackmoor Lane, 

Hatters Lane and Greenhill Crescent.   

8.3.33 In terms of vehicle movements, there is a distinct tidal profile, reflecting the adjacent lands uses 

employment status, with vehicles entering the Ascot Road area in the AM peak from both Watford Road, 

Rickmansworth Road and Whippendell Road, and leaving in the PM peak. 

8.3.34 In terms of existing traffic movements, a number of ATC’s were undertaken across the local highway 

network in October 2016, which recorded the Annual Average Daily Traffic, the Average Annual 
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Weekday Peak Hour Traffic, and proportion of HGV’s during these periods, summarised below as Table 

8.6. 

Table 8.6: Observed Traffic Movements 

Link 
AADT AAWT AM Peak AAWT PM Peak 

Volume HGV % Volume HGV % Volume HGV % 

A412 
Rickmansworth 
Road. East of 

Whippendell Road 
R'bout 

19718 5.99% 1620 6.56% 1645 4.17% 

Baldwins Lane 8618 4.54% 868 4.15% 876 2.94% 

A412 Watford Road. 
West of Baldwin 

Lane R'bout 
17432 5.47% 1536 6.15% 1611 3.45% 

Whippendell Road 11485 6.28% 880 5.16% 1157 3.79% 

Ascot Road Old 
(southbound) 

2667 6.44% 316 4.61% 202 6.33% 

Ascot Road New 14719 9.76% 1737 9.34% 1658 7.02% 

Morrisons Access, 
east of Ascot Road 

Old 
7212 3.38% 542 4.21% 627 2.26% 

Greenhill Crescent 6881 12.65% 737 12.60% 767 6.91% 

Hatters Lane 3638 8.50% 806 6.48% 619 3.58% 

Blackmoors Lane 2046 6.42% 236 3.60% 209 2.63% 

A412 24877 6.22% 2225 7.46% 2331 4.65% 

Willow Lane 3617 7.22% 243 4.36% 328 4.58% 

 

 Road Safety  

8.3.35 Personal Injury Accident (PIA) data has been sourced from HCC for a period of 5 years from 2011 to 

2016, encompassing the local highway network surrounding the site.  

8.3.36 The data provides details of PIA’s reported to the police. It does not include, therefore, damage only 

incidents or near misses. 

8.3.37 Over the study period, there were a total of 18 incidents, with 17 classified as slight and 1 classified as 

serious, with no fatalities. 

8.3.38 The majority of the PIAs involved just vehicle collisions, however 9 included vulnerable road users, with 

3 involving pedestrians and 6 involving cyclists.  

8.3.39 Of those incidents involving pedestrians, 2 occurred at the Ascot Road toucan crossing south of the 

Whippendell Road junction, with vehicles failing to stop at a red signal and colliding with pedestrians on 

the crossing. 
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8.3.40 Of the incidents involving cyclists, the significant majority involved vehicles failing to see cyclists 

circulating on a roundabout and pulling out into their path. 

8.3.41 A number of the vehicular only movements involved shunts at roundabouts, with trailing vehicles 

anticipating a vehicle to enter a junction when they did not. 

8.3.42 Overall however, there does not appear to be a geographical clustering of incidents that might suggest 

some fault of the local highway network. 

  

Future Baseline 

Potential Future Improvements 

8.3.43 In terms of future baseline transport improvements, Cassiobridge Station, a new London Underground 

station forming part of the Croxley Rail Link, will be introduced immediately opposite the development 

site, accommodating Metropolitan Line services toward Watford High Street and Watford Junction. 

8.3.44 On completion of the link, which is anticipated to be 2020, it is understood there will be 6 trains an hour 

during peak periods and 4 for the rest of the day. 

8.3.45 Associated with the station will be the introduction of an adjacent commuter car park, with the potential 

for improved public bus accessibility. 

 Predicted Traffic, Pedestrian & Cycle Flows 

8.3.46 In terms of future baseline traffic flows, against which the impact of the proposed development will be 

compared, traffic growth factors for 2016 to 2021 have been sourced using the TEMPRO database, with 

these rates adopted as representative of all modes of travel. 

8.3.47 As explained in the TA, two growth rates have however been sourced, with a rate based on the Middle 

Super Output Area geography applied to all of the turning movements travelling to/from the Watford and 

Croxley Green business parks via Ascot Road, and a rate based on the local authority (WBC) geography 

for through movements that do not access the business parks i.e. the east/west movements between 

Rickmansworth Road, Watford Road and Whippendell Road. 

8.3.48 In addition, to avoid double counting and to account for the fact that much of the assumed growth within 

the TEMPRO database for this location is in fact accommodated within committed development and/or 

the Ascot Road masterplan, an alternative assumption function has been used, with the number of future 

households and jobs assumed within the TEMPRO database manually amended, with further detail 

provided in the TA.  

8.3.49 Table 8.7 then indicates the 2016-2021 TEMPRO growth rates that have been adopted. 
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Table 8.7: TEMPRO Growth Factors 

Geography Time Period AM Peak PM Peak Daily 

Watford 
2016-2021 

1.049 1.048 1.0515 

MSOA 1.014 1.013 1.0158 

 

8.3.50 These growth factors have then been applied to the observed traffic, pedestrian and cycle flows, 

resulting in the future year baseline flows summarised below in Tables 8.8 and 8.9. 

Table 8.8: 2021 Future Year Baseline Pedestrian/Cycle Demands  

Location 

Ascot Road Old 
Eastern Footway 

Pedestrian 
Movements 

Croxley View 
Shared Use 

Footpath/Cyclepath 
Pedestrian 
Movements 

Croxley View 
Shared Use 

Footpath/Cyclepath 
Cycle Movements 

Time 
08.00-
09.00 

17.00-
18.00 

08.00-
09.00 

17.00-
18.00 

08.00-
09.00 

17.00-
18.00 

Two-Way 

Flows 
183 94 255 82 17 13 

 

 
Table 8.9: 2021 Future Year Baseline Traffic Flows 

Link 
AADT AAWT AM Peak AAWT PM Peak 

Volume HGV % Volume HGV % Volume HGV % 

A412 Rickmansworth 
Road. East of Whippendell 

Road R'bout 
20733 5.99% 1699 6.56% 1724 4.17% 

Baldwins Lane 9062 4.54% 910 4.15% 919 2.94% 

A412 Watford Road. West 
of Baldwin Lane R'bout 

18330 5.47% 1611 6.15% 1689 3.45% 

Whippendell Road 12077 6.28% 923 5.16% 1213 3.79% 

Ascot Road Old 
(southbound) 

2710 6.44% 321 4.61% 205 6.33% 

Ascot Road New 14952 9.76% 1762 9.34% 1681 7.02% 

Morrisons Access, east of 
Ascot Road Old 

7326 3.38% 550 4.21% 636 2.26% 

Greenhill Crescent 6990 12.65% 747 12.60% 777 6.91% 

Hatters Lane 3696 8.50% 817 6.48% 628 3.58% 

Blackmoors Lane 2078 6.42% 239 3.60% 212 2.63% 

A412 26158 6.22% 2335 7.46% 2445 4.65% 

Willow Lane 3804 7.22% 255 4.36% 344 4.58% 
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8.3.51 It is against this future year baseline that the development impact will be compared. 

8.4 IDENTIFIED SENSITIVE RECEPTORS 

8.4.1 The following is a list of identified receptors that the proposed development may affect and their 

respective sensitivity: 

 The local road highway network – Low sensitivity; 

 The local footway network – Medium sensitivity; 

 The local cycle network – Low sensitivity based on observed scale of demand; 

 Adjacent users (e.g. Ascot Road Community Free School) – Medium sensitivity; 

  

8.4.2 In terms of severance, delay and road safety, the road network around the application site is of low 

sensitivity. The footway and cycle network around the site, in certain locations, attracts a reasonable 

scale of demand, with some locations having the minimum acceptable width, therefore being of medium 

sensitivity. 

8.5 DESIGN INTERVENTIONS 

8.5.1 As part of the evolution of the development’s design a number of measures have been included that 

have sought to address any potential adverse impacts by either removing them or reducing their 

significance. These include: 

 Reduced car parking provision below the maximum allowable standards, which will minimise the 

potential for traffic generation from the proposed development, with a parking ratio of less than 0.4 

spaces per unit; 

 The provision of two car club spaces to further reduce car ownership on site; 

 Cycle parking provision in excess of the minimum standards.  

 

8.6 EVALUATION OF SIGNIFICANCE 

8.6.1 The potential effects of the proposed development have been considered for both the demolition 

/construction phase, and the operational phase. 

Demolition & Construction Phase 

8.6.2 Likely transport and access related effects that may arise from the demolition and construction include: 

 Increase in vehicle and/or pedestrian movements associated with construction staff accessing the 

application site; 

 Increase in proportion of HGV movements within the local highway network on the route that 

construction vehicles are most likely to use; 

 Increase in delay associated with any traffic management measures required to accommodate 

work on the public highway; and 
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 Reduction in amenity and safety for pedestrians and cyclists. 

8.6.3 A Construction chapter has been produced as part of this ES, which confirms a 30 month programme 

of works, encompassing site preparation and infrastructure, demolition, construction, fit out and external 

landscaping. The Construction chapter confirms that delivery vehicles will approach the site via 

previously agreed routes, which would represent the strategic road network through Watford, accessing 

the site via Ascot Road. The Construction chapter confirms that all traffic movements will be scheduled 

to avoid traffic congestion and that banksmen will be employed to mitigate any pedestrian risk from 

vehicles accessing/egressing the site. 

8.6.4 In terms of vehicles movements, it is estimated that during demolition there would be a peak of 

approximately 60 HGV movements per day (120 two-way) and during construction there would be a 

peak of approximately 40 HGV movements a day (80 two-way). 

8.6.5 Considering the change in traffic flows as a result of the demolition and construction process, to assess 

a worst case scenario it has been assumed that 100% of construction vehicles will travel to/from the site 

via either Watford Road to the east, or Rickmansworth Road to the west, with change in traffic flows 

detailed below as Table 8.10. 

Table 8.10: 2021 Future Year Baseline Daily Traffic Flows + Development Construction Traffic 

Link 

Baseline AADT 
Development 
Construction 

Vehicles 

Percentage 
Change in total 

Vehicles 

Percentage 
Change in HGV’s 

Volum
e 

HGV % Volume % % 

A412 Rickmansworth 
Road. East of 

Whippendell Road 
R'bout 

20733 5.99% 120 0.6% 9.7% 

Baldwins Lane 9062 4.54% 0 0.0% 0.0% 

A412 Watford Road. 
West of Baldwin 

Lane R'bout 
18330 5.47% 120 0.7% 12.0% 

Whippendell Road 12077 6.28% 0 0.0% 0.0% 

Ascot Road Old 
(southbound) 

2710 6.44% 80 3.0% 45.8% 

Ascot Road New 
(northbound) 

14952 9.76% 80 0.5% % 

Morrisons Access, 
east of Ascot Road 

Old 
7326 3.38% 120 1.6% 48.5% 

Greenhill Crescent 6990 12.65% 0 0.0% 0.0% 

Hatters Lane 3696 8.50% 0 0.0% 0.0% 

Blackmoors Lane 2078 6.42% 0 0.0% 0.0% 

A412 26158 6.22% 120 0.5% 7.4% 

Willow Lane 3804 7.22% 0 0.0% 0.0% 
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8.6.6 From Table 8.10, it can be seen that the additional construction traffic will result in a magnitude of change 

of less than 5% across the day on each link within the local highway network.  

8.6.7 As this magnitude of change in traffic flow is negligible, the significance of change on severance, delays 

to both drivers and pedestrians and road safety would also be negligible based on the sensitivity of these 

receptors. 

8.6.8 With regards to the percentage change in HGV flows, the magnitude of change across the majority of 

the local highway network is negligible. However, based on the low existing proportion of HGV 

movements, the magnitude of change on Ascot Road Old and the Morrisons Access Road is moderate.  

8.6.9 The pedestrian area to the south of the site includes approaches to Ascot Road Community Free School 

and as such the pedestrian amenity in this area could be classified as having a medium sensitivity. 

Based on the significance matrix, the impact of this change in HGV proportions on pedestrian and cycle 

amenity would therefore be Slight. 

Operational Phase 

8.6.10 The operational phase of the proposed development will see the occupation of up to 485 residential 

units. 

8.6.11 The potential effects of the proposed development are: 

 Changes in traffic flows on the local road network, affecting junction delays and journey times, road 

safety and severance; 

 Increases in pedestrian flows, affecting pedestrian amenity; 

 Increases in cycle flows, affecting cycling amenity; and 

 Increases in public transport demand, affecting public transport amenity. 

8.6.12 The potential traffic generation and how this will be assigned to the surrounding road network has been 

calculated within the TA that accompanies the application. Error! Reference source not found. sets 

out the changes in two-way traffic flows on the local highway highway network during peak hour and 

daily time periods under this future year scenario, with the existing site demands having been removed 

from the network. 
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Table 8.11: 2021 Future Year With Development Traffic Flows 

Link 

AADT AAWT AM Peak AAWT PM Peak 

2021 
Baseline 

Development 
Flows 

% 
Change 

2021 
Baseline 

Development 
Flows 

% 
Change 

2021 
Baseline  

Development 
Flows 

% Change 

A412 
Rickmansworth 
Road. East of 
Whippendell 
Road R'bout 

20733 241 1.16% 1699 25 1.44% 1724 24 1.41% 

Baldwins Lane 9062 49 0.54% 910 5 0.54% 919 5 0.53% 

A412 Watford 
Road. West of 
Baldwin Lane 

R'bout 

18330 154 0.84% 1611 16 0.97% 1689 16 0.92% 

Whippendell 
Road 

12077 103 0.85% 923 10 1.13% 1213 10 0.85% 

Ascot Road 
Old 

(southbound) 
2710 268 9.90% 321 18 5.57% 205 29 14.18% 

Ascot Road 
New 

14952 287 1.92% 1762 38 2.17% 1681 27 1.60% 

Morrisons 
Access, east of 

Ascot Road 
Old 

7326 0 0.00% 550 0 0.00% 636 0 0.00% 

Greenhill 
Crescent 

6990  0.00% 747  0.00% 777  0.00% 

Hatters Lane 3696 9 0.23% 817 0 0.03% 628 0 0.07% 

Blackmoors 
Lane 

2078  0.00% 239  0.00% 212  0.00% 

A412 26158 203 0.77% 2335 21 0.88% 2445 20 0.84% 

Willow Lane 3804  0.00% 255  0.00% 344  0.00% 

 

8.6.13 From Table 8.11, it can be seen that the magnitude of change in traffic flows on the local highway 

network is less than 10% for the majority of links, meaning a negligible change, with only Ascot Road 

Old in the PM peak experiencing a magnitude of change in excess of 10%, but less than 30%, meaning 

a minor change. 

8.6.14 As the change in traffic flow is negligible or minor, the impact on severance, delays to both drivers and 

pedestrians and road safety would also be negligible or minor.  

8.6.15 The local highway network is identified as being a low sensitivity location, except for pedestrian amenity 

where it is of medium sensitivity. Based on these sensitivities and magnitude of change, the significance 

of effect is therefore considered to be Negligible. 




