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8.6.16 With regards to the change in pedestrian amenity, again, the TA has quantified the change in pedestrian 

flows generated by the scale of the proposed development, which includes both direct pedestrian trips 

and indirect pedestrian trips associated with residents accessing public transport infrastructure. For the 

purpose of this assessment each of these direct pedestrian trips are assumed to be reliant on the Ascot 

Road Old and Croxley View footpath networks. With regards to cyclist amenity, all cycle trips are 

assumed to use the Croxley View cycle link. 

8.6.17 Table 8.12 presents the with development scenario pedestrian and cycle demands 

 

Table 8.12: 2021 Future Year Baseline Pedestrian/Cycle Demands  

Location 

Ascot Road Old 
Eastern Footway 

Pedestrian 
Movements 

Croxley View 
Shared Use 

Footpath/Cyclep
ath Pedestrian 

Movements 

Croxley View 
Shared Use 

Footpath/Cyclep
ath 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 

2021 Future 

Year Baseline 
183 94 255 82 17 13 

Development 239 282 102 120 16 19 

Total 422 376 357 202 33 32 

 

 

8.6.18 Table 8.12 therefore demonstrates that the development proposals will result in a significant increase in 

pedestrian movements across the local footway network. 

8.6.19 To quantify the change in pedestrian amenity, TfL’s Pedestrian Comfort Guidance Assessment has been 

relied upon, with full results appended to the TA. A PCGA is undertaken to ensure that the design of 

pedestrian footways are appropriate for the volume and type of users of that environment and is 

applicable to evaluating both a new or existing footway. In terms of results, TfL’s guidance document 

identifies Pedestrian Comfort Level Categorisations of A to F, where ‘A-‘ to ‘A+’ are ‘comfortable for all 

areas,’ with ‘plenty of space for people to walk at the speed and the route that they choose.’ TfL’s 

guidance document also states that the minimum Pedestrian Comfort Level Categorisation that should 

be achieved for all area types is ‘B+,’ at peak hour flow levels and that this level ‘provides enough space 

for normal walking speed and some choice in routes taken’. 

8.6.20 The results reveal that, despite the intensification of the footway network, the PCL is still an ‘A’ rating 

during peak hours, with only a one step drop from an A+ rating achieved under the baseline scenario.  

8.6.21 The change in pedestrian amenity as a result of the development is therefore Negligible. 

8.6.22 With regards to cyclist amenity, the magnitude of change is Major based on the low levels of existing 

demands. As the cycle network is considered to have a low sensitivity based on these demands and the 

available infrastructure, the significance of change is Slight. 
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8.6.23 With regards to public transport demand, based on the significant increase in capacity that the 

introduction Cassiobridge Station will have on the public transport network, the development impact is 

anticipated to be readily accommodated. 

 

8.7 SCOPE FOR MITIGATION  

Demolition & Construction Phase 

8.7.1 A number of measures will be implemented to ensure that the general effect of construction traffic flows 

is as predicted, which will be finalised in a Construction Method Statement (CMS), to be prepared by 

the appointed principal contractor. 

8.7.2 The measures that will be included in the final CMS will include: 

 Agreed routes to and from the application site, avoiding residential roads and congested routes as 

far as possible; 

 Traffic management measures, where required, that will be designed to minimise the effect of any 

works to the public highway; 

 Scheduling deliveries to avoid morning and evening peak hours; 

 Controlled working hours; 

 On-site loading and unloading; 

 Encouraging the construction workforce to access the application site using public transport; 

 Wheel washers will be provided for vehicles leaving the application site. 

8.7.3 The CMS will impose requirements for the contractors on the application site to co-ordinate activities to 

ensure that any construction activities with high HGV generation do not occur together. 

Operational Phase 

8.7.4 The car parking provision on site has been set at a level that will ensure that the traffic generation of the 

application site is low and as a result the effects of development traffic will be negligible. In order to 

further encourage the use of sustainable modes of transport and discourage single occupancy vehicle 

trips a TP will be put in place. This will promote a range of measures including: 

 The provision of a Travel Plan Co-ordinator prior to first occupation on site to implement, promote, 

administer and monitor the TP; 

 Information sheets included in marketing offices and show homes to promote the fundamentals of 

the TP; 

 Welcome Packs for new residents that will introduce the sustainable transport strategy for the 

application site and include a range of information on travel options; 

 Make reasonable endeavours to obtain discounts on cycle and accessory purchases for residents 

and provision of on-road cycle training from local cycle centres; 

 Encourage participation in local and national cycle awareness events;  

 The creation of a resident Bicycle User Group (BUG); and 
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 Car Club marketing package. 

 

8.8 CUMULATIVE EFFECTS 

Screening of Schemes 

8.8.1 In terms of inter-project effects associated with other committed developments or developments that are 

reasonably foreseeable, the following sites have been identified for consideration: 

 Cassiobridge Station 

 Ascot Road Community Free School (full occupation) 

 Buildings 1 and 2 Marlins Meadow 

 Ascot Road Masterplan sites 

 S2 – 100 units 

 S3a – 125 units 

 P5 – 35 units 

 P6 – 6,200sqm B1a office space 

 P7 – 40 units 

 Woodshots Meadow High Tech site 

 

8.8.2 These sites have been directly identified for inclusion by HCC in response to the preparation of TASR. 

8.8.3 A number of other sites are identified within the ES as requiring consideration within the cumulative 

assessment, none of which however were requested for inclusion by HCC. 

8.8.4 A number of these additional sites are in fact operational, with their impact therefore already included 

within the local transport network, meaning they do not need to be included within the cumulative 

assessment, including: 

 Former Sun Printer Site, Whippendell Road 

 Former Royal Mail Depot, Ascot Road (partially occupied, the unoccupied part of the 

school is considered as committed development and referenced above) 

8.8.5 A number of these additional sites are either operational and/or they are unlikely to have a material 

impact on the local highway network, meaning they do not need to be included within the cumulative 

assessment including: 

 9 Ascot Road – 15 additional car display spaces 

 2 The Boulevard, Blackmoor Lane – 15 additional car parking spaces 

 530-532 Whippendell Road – demolition of 2 houses and reconstruction of 8 flats 

 478-480 Whippendell Road – demolition of existing properties and erection of 9 flats 
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 200/204 Rickmansworth Road – replacement of motor vehicle dealership 

8.8.6 Finally, a number of these additional sites do not include a vehicular access point that connects with the 

internal Ascot Road road network, and will not therefore have a material impact on the local highway 

network, meaning they do not need to be included within the cumulative assessment including: 

 Land Off Tolpits Lane 

 S3b Croxley View 

 

Demolition & Construction Phase 

8.8.7 At any one time there can be a number of construction sites operational, however peak periods of activity 

can vary and the appointed principal contractor will engage with WBC throughout the construction period 

to consider how programmes can be organised. 

8.8.8 Similarly, each committed development site will be required to implement a CMS, which will also seek 

to avoid deliveries and construction vehicle movements during traditional network peak periods. 

8.8.9 Reflecting the scale of impact of the site on the local highway network, it is anticipated that the cumulative 

impact of construction vehicles will not result in a proportional change in traffic flows that would be 

considered significant. 

8.8.10 With regards to the Cassiobridge Station construction impact, specifically referred to by TfL within WBC’s 

Scoping Response, the ES that was submitted in support of the Croxley Rail Link details that during 

peak periods of construction there will be a total of 160 additional HGVs daily on the A412 between 

Hagden Lane and Watford Road. The ES states however that the flows will be evenly spread throughout 

the working day and represented no more than 1% of AADT and peak hour flows, which should not 

result in increased congestion on routes. The ES concluded that the ‘effects on overall traffic levels as 

a result of the increase in traffic due to construction are considered negligible.’ 

 

Operational Phase 

Traffic Flows 

8.8.11 Traffic flows for the committed developments have been gathered from secondary sources where a 

planning application is in place or pending, with the same trip generation and distribution assumptions 

applied to each of the Ascot Road masterplan sites, with full details provided in the TA. 

8.8.12 In terms of cumulative impact. Table 8.13 below presents the 2021 future year scenario with cumulative 

development sites and the additional development traffic flows. 
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Table 8.13: 2021 Future Year Including Committed and Reasonably Forseeable Development With 

Development Traffic Flows 

Link 

AADT AAWT AM Peak AAWT PM Peak 

2021 Baseline 
+ Committed 
Development 

Development 
Flows 

% 
Change 

2021 
Baseline + 
Committed 

Development 

Development 
Flows 

% 
Change 

2021 Baseline + 
Committed 

Development 

Development 
Flows 

% 
Change 

A412 
Rickmanswo

rth Road. 
East of 

Whippendell 
Road R'bout 

22302 241 1.08% 2007 25 1.25% 2051 24 1.17% 

Baldwins 
Lane 

8943 49 0.55% 912 5 0.55% 920 5 0.54% 

A412 
Watford 

Road. West 
of Baldwin 

Lane R'bout 

18589 154 0.83% 1703 16 0.94% 1774 16 0.90% 

Whippendell 
Road 

12162 103 0.85% 981 10 1.02% 1254 10 0.80% 

Ascot Road 
Old 

(southbound
) 

3000 268 8.93% 373 18 4.83% 252 29 
11.51

% 

Ascot Road 
New 

15680 287 1.83% 1836 38 2.07% 2166 27 1.25% 

Morrisons 
Access, east 

of Ascot 
Road Old 

7307 0 0.00% 557 0 0.00% 629 0 0.00% 

Greenhill 
Crescent 

6886   0.00% 762   0.00% 794   0.00% 

Hatters Lane 6206 9 0.15% 1354 0 0.00% 1083 0 0.00% 

Blackmoors 
Lane 

1821   0.00% 239   0.00% 212   0.00% 

A412 26298 203 0.77% 2429 21 0.86% 2530 20 0.79% 

Willow Lane 3804   0.00% 255   0.00% 344   0.00% 

 

8.8.13 From Table 8.13, it can be seen that the magnitude of change on traffic flows on the local highway 

network under this scenario, where the development impact is compared to a future year scenario 

including committed development, continues to be 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. 



Ascot Road          Volume 1: Environmental Statement 

 

1 8 / 29 

8.8.14 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 continue to be negligible or minor.  

8.8.15 The local highway network is identified as being a low sensitivity location, except for pedestrian and 

cycle 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. 

Pedestrian & Cyclist Amenity 

8.8.16 With regards to pedestrian amenity, the PCLA identified that there is significant reserve capacity within 

the immediate footway network, allowing additional pedestrian demands to be accommodated. On this 

basis, the significance of the cumulative impacts is anticipated to be Negligible. 

8.8.17 With regards to cyclist amenity, again, based on the low levels of existing demand and available existing 

infrastructure, the cumulative magnitude of change is anticipated to be readily accommodated and 

therefore the significance of the cumulative impact is anticipated to be Slight.  

8.9 EVALUATION OF SIGNIFICANCE OF RESIDUAL EFFECTS 

8.9.1 Based on the results of the analysis, which has identified that due to the respective magnitudes of impact 

and sensitivities of the receptors all residual effects during either demolition and construction or 

operation are considered to be Negligible of Slight and therefore, not considered to be significant.  

8.10 SUMMARY & CONCLUSIONS 

8.10.1 A summary of potential significant effects identified in this Chapter and a summary of proposed mitigation 

and enhancement measures is provided in Table 8.14 and Table 8.15. 
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Table 8.14: Summary of Significant Effects (Significant Effects Bolded) 

Receptor Description of Effect Nature of Effect* Nature of Cumulative Effect Nature of Residual Effect 

Significance 
** 

+- D 
I 

P 
T 

R 
IR 

St 
Mt 
Lt 

Significance 
** 

+ 
- 

D 
I 

P 
T 

R 
IR 

St 
Mt 
Lt 

Significance 
** 

+ 
- 

D 
I 

P 
T 

R 
IR 

St 
Mt 
Lt 

Demolition & Construction Phase 

Local 
Highway 
Network 

% change in daily HGV 
flows 

Negligible - D T R MT Negligible - D T R MT Negligible - D T R MT 

Operational Phase 

Local 
Highway 
Network 

Change in peak hour 
traffic flows 

Negligible - D P IR LT Negligible - D P IR LT Negligible - D P IR LT 

Local 
Footway 
Network 

Change in pedestrian 
comfort levels 

Negligible - D P IR LT Negligible - D P IR LT Negligible - D P IR LT 

Local Cycle 
Network 

% Change in peak hour 
cycle movements 

Slight - D P IR LT Slight - D P IR LT Slight - D P IR LT 

Notes: 
* - = Adverse/ + = Beneficial; D = Direct/ I = Indirect; P = Permanent/ T = Temporary; R=Reversible/ IR= Irreversible; St- Short term/ Mt –Medium term/ Lt –Long term. 
**Slight/ Moderate/ Substantial 
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Table 8.15: Summary of Proposed Mitigation & Enhancement Measures 

Receptor Description of Effect 
Proposed Mitigation & Enhancement 

Measures 
Mitigation for Cumulative Effects 

Demolition & Construction Phase 

Local Highway Network % change in daily HGV flows 
Implementation of a Construction Method 

Statement to control when/where/how deliveries 
are made to the application site. 

Construction periods and deliveries coordinated 
in consultation with WBC to avoid, where 

reasonably practical, similar periods of peak 
construction activity across sites. 

Operational Phase 

Local Highway Network 
Change in peak hour traffic flows 

Change in pedestrian comfort levels 

Proposed development includes limited on-site 
car parking, which will influence modal choice to 

sustainable modes of travel. 

Travel Plan will however be implemented to 
maintain and encourage sustainable travel. 

Cumulative schemes likely to promote similar 
levels of low car parking provision to restrict 
potential for further traffic impact and Travel 

Plans 

Local Footway Network 
Development will include effective footway widths 

along the site frontage and connections. 
NA 

Local Cycle Network % Change in peak hour cycle movements 

NA. 

Travel Plan will however encourage cycle training 
and implementation of Bicycle User Groups that 

will promote safe and considerate cycling. 

NA. 

Travel Plan will however encourage cycle training 
and implementation of Bicycle User Groups that 

will promote safe and considerate cycling. 
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8.11 CONSIDERATION OF ALTERNATIVES 

Closure of Ascot Road Old 

8.11.1 Whilst not a specific development proposal, the TA has also considered the traffic impact 

associated with the potential closure of Ascot Road Old through traffic, in order to provide improved 

pedestrian links between the site and Cassiobridge Station. 

8.11.2 This proposal would have no material impact on the conclusions already drawn within this ES 

Chapter other to improve pedestrian and cyclist amenity for site residents and users of the station.  

 

No Station Scenario 

8.11.3 The Metropolitan Line Extension, and therefore the introduction of Cassiobridge Station, is a 

committed and funded development that will be delivered. Indeed enabling works associated with 

the proposals are already underway. 

8.11.4 However, should there be any concerns that Cassiobridge Station will not in fact be delivered, an 

additional, ‘no-station,’ traffic modelling scenario has been assessed within the TA.  

8.11.5 This scenario has adopted more robust vehicular trip rates than those adopted within the scenarios 

where the station is in place. That is not to say that residents will not be able to travel by London 

Underground as Croxley Station is located approximately 1.4km walk distance from the site, which 

is readily achievable for most able-bodied residents. Furthermore, a transport strategy could be 

implemented that improves bus frequencies between the site and the station to address the shortfall 

in accessibility. 

8.11.6 The assessment within the TA has demonstrated that the additional traffic impact on junction 

capacities generated by the subject site under this ‘No Station’ scenario can be accommodated 

with proportional mitigation where necessary, in the form of highway capacity improvements. 

8.11.7 In terms of consideration within this ES Chapter, Table 8.16 below details the changes in two-way 

traffic flows on the local 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 8.16: 2021 Future Year With Development Traffic Flows No Station 

Link 

AADT AAWT AM Peak AAWT PM Peak 

2021 
Baseline 
Volume 

Development 
Flows 

% 
Change 

2021 
Baseline 
Volume 

Development 
Flows 

% 
Change 

2021 
Baseline 
Volume 

Development 
Flows 

% Change 

A412 
Rickmansworth 
Road. East of 

Whippendell Road 
R'bout 

20733 713 3.44% 1699 63 3.71% 1724 75 4.35% 

Baldwins Lane 9062 151 1.67% 910 13 1.43% 919 15 1.63% 

A412 Watford 
Road. West of 
Baldwin Lane 

R'bout 

18330 479 2.61% 1611 40 2.48% 1689 48 2.84% 

Whippendell Road 12077 319 2.64% 923 25 2.71% 1213 31 2.56% 

Ascot Road Old 
(southbound) 

2710 892 32.92% 321 32 9.97% 205 91 44.39% 

Ascot Road New 14952 819 5.48% 1762 103 5.85% 1681 57 3.39% 

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 14 0.38% 817 1 0.12% 628 2 0.32% 

Blackmoors Lane 2078  0.00% 239   0.00% 212   0.00% 

A412 26158 630 2.41% 2335 53 2.27% 2445 63 2.58% 

Willow Lane 3804  0.00% 255   0.00% 344   0.00% 

 

8.11.8 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, across both peaks, experiencing a magnitude of change in excess of 30%, but less than 

90%, meaning a moderate change. 

8.11.9 The local highway network is identified as being a low sensitivity location, except for pedestrian 

and cycle amenity where it is of medium sensitivity. Based on these sensitivities and magnitude of 

change, the significance of effect is therefore considered to be Slight at worse. 

8.11.10 In terms of development impact during the cumulative assessment, including the identified list of 

committed or reasonably foreseeable developments, excluding the station and applying the robust 

trip rates to the residential sites identified within the Ascot Road Masterplan, Table 8.17 below 

details the changes in two-way traffic flows on the local highway network during peak hour and 

daily time periods under this future year scenario. 
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Table 8.17: 2021 Future Year Including Committed and Reasonably Forseeable Development 
Traffic Flows No Station 

Link 

AADT AAWT AM Peak AAWT PM Peak 

2021 
Baseline 

+ 
Committ

ed 
Develop

ment 
Volume 

Development 
Flows 

% 
Change 

2021 
Baseline 

+ 
Committ

ed 
Develop

ment 
Volume 

Development 
Flows 

% 
Change 

2021 
Baseline 

+ 
Committ

ed 
Develop

ment 
Volume 

Development 
Flows 

% Change 

A412 
Rickmansworth 
Road. East of 
Whippendell 
Road R'bout 

22838 713 3.12% 2073 63 3.04% 2082 75 3.60% 

Baldwins Lane 9289 151 1.63% 944 13 1.38% 952 15 1.58% 

A412 Watford 
Road. West of 
Baldwin Lane 

R'bout 

19195 479 2.50% 1747 40 2.29% 1822 48 2.63% 

Whippendell 
Road 

12640 319 2.52% 1012 25 2.47% 1324 31 2.34% 

Ascot Road 
Old 

(southbound) 

3092 892 28.85% 381 32 8.40% 289 91 31.49% 

Ascot Road 
New 

16814 819 4.87% 1890 103 5.45% 2189 57 2.60% 

Morrisons 
Access, east of 

Ascot Road 
Old 

7427 0 0.00% 576 0 0.00% 637 0 0.00% 

Greenhill 
Crescent 

7460   0.00% 790   0.00% 829   0.00% 

Hatters Lane 6469 14 0.22% 1354 1 0.07% 1084 2 0.18% 

Blackmoors 
Lane 

2078   0.00% 239   0.00% 212   0.00% 

A412 27250 630 2.31% 2505 53 2.12% 2611 63 2.41% 

Willow Lane 3804   0.00% 255   0.00% 344   0.00% 

 

8.11.11 From Table 8.17, 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, during the PM peak, experiencing a magnitude of change in excess of 30%, but less 

than 90%, meaning only a moderate change. 
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9.  Air Quality 

9. 1 INTRODUCTION 

9.1.1 This chapter provides an assessment of the likely effects of the proposed development at Ascot 
Road on the quality of the surrounding air, in terms of dust, particulate matter (PM10) and of 
nitrogen dioxide (NO2). 

9.1.2 The proposal seeks to redevelop the site for a residential-led mixed use scheme with 485 
residential units, retail and community use elements. 

9.1.3 The proposed development is predicted to increase traffic on the local road network. The site is not 
located in an Air Quality Management Area (AQMA); an area designated as being of poor existing 
air quality. 

9.1.4 The proposal will generate onsite energy through the installation of 2 gas-fired boilers, a gas-fired 
CHP plant and a backup diesel generator. 

9.1.5 A detailed modelling study has been carried out to assess the potential impact on local sensitive 
receptors. The assessment focuses on concentrations of nitrogen dioxide (NO2) and inhalable 
particulate matter (PM10) as the main pollutants of local concern and most associated with 
emissions from road traffic. Baseline NO2 and PM10 concentrations have been derived from existing 
modelling and monitoring programmes. 

9.1.6 A risk assessment of dust from the demolition and construction phases of the proposed residential 
development was also undertaken. 

Supporting information 

9.1.7 This chapter draws on the traffic data provided by Markides Associates for present and future traffic 
flows on affected roads. 

9. 2 EXISTING BASELINE CONDITIONS 

Review of Legislation and Policy 

Air Quality Strategy 

9.2.1 Part IV of the Environment Act 1995 introduced a system of Local Air Quality Management 
(LAQM). This requires Local Authorities to regularly and systematically review and assess air 
quality within their boundaries against a series of objectives, and appraise re-development and 
transport plans against these assessments. 

9.2.2 The Air Quality Strategy (2007) establishes the policy for ambient air quality for the UK. Its primary 
objective is to ensure that everyone can enjoy a level of ambient air quality in public places that 
poses no significant risk to health or quality of life, and to protect the environment. The Strategy 
sets out the National Air Quality Objectives (NAQOs). Those included in LAQM are prescribed in 
the Air Quality (England) Regulations 2015 and the Air Quality (Amendment) (England) Regulations 
2002. 

9.2.3 The NAQOs applied in this assessment for NO2 and PM10 are shown in Table 9.1. 
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Table 9.1: National Air Quality Objectives (NAQO)     

Pollutant Objective 

Nitrogen dioxide (NO2) 
200 µg/m3 measured as a 1-hour mean , not to be 
exceed more than 18 times a year (99.79th percentile) 

40 µg/m3 measured as an annual mean 

Particles (PM10) 
(gravimetric) 

50 μg/m3 measured as a 24-hour mean, not to be 
exceeded more than 35 times a year 

40 µg/m3 measured as an annual mean 

Source: Air Quality (England) Regulations, 2015 

9.2.4 The air quality objectives for the protection of human health apply to outdoor locations where 
people are regularly present, and where they might reasonably be expected to be exposed over the 
relevant averaging times (which vary from 15 minutes to a year). The air quality objectives do not 
apply to occupational, indoor or in-vehicle exposure. 

9.2.5 Where a NAQO is unlikely to be met, the local authority must designate an Air Quality Management 
Area (AQMA) and draw up an Air Quality Action Plan (AQAP) setting out the measures it intends to 
introduce in pursuit of the objectives within its AQMA. Land use and transport planning are major 
components of effective AQAPs. 

9.2.6 Local authorities’ approach to establishing an AQMA may differ. Some declare the whole 
district/borough an AQMA, others have declared AQMAs at specific areas where NAQOs have 
been shown or predicted to be exceeded. The latter approach can lead to the declaration of 
multiple AQMAs so some authorities have declared a whole area, around exceedances of the 
relevant NAQO, an AQMA. Over 230 local authorities have declared AQMAs. Table 9.2 presents a 
summary of recent Review and Assessments undertaken by WBC. 

Table 9.2: Summary of WBC Recent Review and Assessments 

Updating and Screening Assessment (USA, 
July 2012) 

NO2 and PM10 concentrations within NAQOs 
outside of AQMAs. No need for detailed 
assessment. 

Progress Report (July 2013) NO2 and PM10 concentrations within NAQOs 
outside of AQMAs. No need for detailed 
assessment. 

Progress Report (June 2014) NO2 concentrations generally declining. No 
need for detailed assessment. 

Amendments to the AQMAs (June 2015) Decrease from six to four AQMAs in Borough 

Updating and Screening Assessment (USA, 
August 2015) 

NO2 concentrations generally declining so no 
need for detailed assessment. 

 
 
Air Quality Standards Regulations 

9.2.7 The Air Quality (Standards) (England) Regulations 2010 transpose into English law the 
requirements of European Directives 2008/50/EC and 2004/107/EC on ambient air quality. They 
include limit values for NO2. These limit values are numerically the same as the NAQO values, but 
differ in terms of compliance dates, locations where they apply and legal responsibility.  

9.2.8 The limit values are applicable at all locations except: 

 Where members of the public do not have access and there is no fixed habitation; 

 On factory premises or at industrial installations to which all relevant provisions concerning 
health and safety at work apply; and 



Ascot Report   Volume 1: Environmental Statement
  

  
 

 

           9 / 3  

 On the carriageway of roads; and on the central reservations of roads except where there is 
normally pedestrian access. 

Planning Policy 

National Policy 

9.2.9 Planning policy in the UK is governed by the National Planning Policy Framework, published in 
March 2012. Sustainable development, with an emphasis on economic, social and environmental 
sustainability is at the forefront of the policy. It advises that in order to contribute to conserving or 
enhancing the natural and local environment, planning considerations should prevent: 

 “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.”  

9.2.10 This is to be achieved whilst maintaining adherence to the NAQOs and taking into account the 
presence of AQMAs. Developments in AQMAs should also be consistent with the local air quality 
action plan 

Local Policy 

9.2.11 Watford Borough Council’s (WBC) current development plan consist of the following: 

 The Watford Local Plan 2006-2031 Part 1 Core Strategy 

 The remaining saved policies of the Watford District Plan 2000 

 The Minerals and Waste Local Plans, prepared by Hertfordshire County 

Policies SE20: Air Quality and SE21: AQMAs have been retained from Chapter 3 of the Watford 
District Plan 2000 as Core Strategies in the Watford Local Plan 2001-2031 and address the 
following: 

Policy SE20: Air Quality 

In determining planning applications it will be important to consider the impact of a development in 
terms of the effects on air quality caused by both the operational characteristics of the development 
(industrial, commercial and domestic) and the traffic generated by it. The Council will have regard to 
the potential effects of a development on local air quality when determining planning applications. 

Policy SE21: AQMAs 

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. 

Dust 

9.2.12 There are no statutory limits on dust deposition or soiling, and a number of different criteria and 
monitoring methods have been developed to assess whether or not complaints are likely.  
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9.2.13 Minerals Policy Statement 2 (MPS2) on controlling and mitigating the environmental effects of 
mineral extraction in England was published in March 2005. Annex 1 covers dust, and lays out the 
planning considerations the Government expects to be applied by Mineral Planning Authorities to 
dust emissions from surface mineral operations. Although this document does not specifically cover 
England, it has been consulted in conjunction with other legislation to ensure best practice is 
applied. It explicitly excludes building operations from its scope but then goes on to state that, as 
these operations share many features with surface mineral operations, operators should take 
account of the annex. 

9.2.14 Enforcement action to control dust annoyance can be taken under Part III of the Environmental 
Protection Act 1990. However, the Government expects developers to make proposals that are 
environmentally acceptable from the outset rather than relying on retrospective action. 

9.2.15 A methodology for the assessment of the impacts of construction on air quality by the Institute of 
Air Quality Management (IAQM) was published in 2014. It is based on evidence which shows major 
construction works increases local long-term and short-term PM10 concentrations and gives rise to 
annoyance due to the soiling of surfaces by dust. This guidance is intended to be used within the 
UK, however it does appreciate that such guidance maybe used elsewhere and states that 
consideration of the different climate and working practices should be undertaken. 

WBC Local Air Quality Management 

9.2.16 WBC’s LAQM reports set out the four Air Quality Management Areas (AQMAs) in the borough: 

 AQMA 1: St Albans Road 

 AQMA 2: Vicarage Road/The Hornets 

 AQMA 3: Pinner Road and Chalk Hill 

 AQMA 5: Horseshoe Lane 

9.2.17 The proposed site is not located within any of the above AQMAs. 

Automatic Monitoring 

9.2.18 There are currently 2 automatic monitoring stations in operation at Watford Town Hall (Grid 
Reference (GR): 510410, 196780), each monitoring either NOx or PM10. These stations are located 
approximately 1.7 km northeast of the site. The monitoring site is not considered to be applicable to 
local air quality due to the distance to the application site. 

9.2.19 For reference, data at the automatic monitoring site, from WBC’s 2015 Updating and Screening 
Assessment (USA), are presented in Table 9.3. 

Table 9.3: Measured NO2 and PM10 Concentrations at Watford Town Hall, 2011 – 2015 

 2011 2012 2013 2014 

Annual Mean NO2 Concentration (µg/m3) 39 38 39 40 

No. of hourly Mean NO2 Concentration 

>200 µg/m3 
0 1 0 0 

Annual Mean PM10 Concentration 

(µg/m3) 

25 22 24 21 

No. of 24-hourly Mean PM10 20 13 7 6 
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Concentration >50 µg/m3 

 Source: WBC USA 2015 
 

Passive Monitoring 

9.2.20 WBC currently monitors annual mean concentrations of nitrogen dioxide using passive diffusion 
tubes at 17 locations across the borough. Table 9.4 presents NO2 monitoring data from the 3 
closest diffusion tube sites to the application site, the kerbside diffusion tube site locations can be 
seen in Figure 9.1. 

 Table 9.4: Measured NO2 Concentrations at Selected Diffusion Tube Locations, 2011 – 2015 
(µg/m3) 

Diffusion 
Tube  

Grid 
Location 

(X,Y) 

Approximate 
Distance from 

Application 
Site ( km) 

2011 2012 2013 2014 2015 

WF47 
510335, 
195610 

1.2 - 35 35 32 30 

WF03 
510570, 
195800 

1.5 38 38 36 33 35 

WF43* 
510800, 
196020 

1.7 48 55 49 46 45 

Source: WBC USA 2015 & Watford EHO 
*Located in an AQMA 

 

 
 Figure 9.1: Diffusion tube monitoring site locations 
 
9.2.21 NO2 concentrations measured at diffusion tube site WF43 are above the NAQO, however this is to 

be expected as the site is located within an AQMA. Monitoring data from diffusion tube sites WF47 
and WF03 show that annual mean background NO2 concentrations are below the relevant NAQO 
for all years measured. These sites are also located on a busy A-Road adjacent to the hospital. 
Actual pollutant concentrations are therefore expected to be below these concentrations at the 
application site due to the distance from a busy road. 

Defra Background Maps 

9.2.22 Defra provides modelled background concentrations for each 1 x 1 km grid across all local authority 
areas from a base year of 2010. This data can be projected up to 2030. Table 9.5 presents the 
estimated background concentrations at the study area (Grid Location: 509500, 195500) for the 
Baseline year (2016) and year of completion (2021). 

 Table 9.5: Defra Modelled Background Annual Mean NOx, NO2 and PM10 Concentrations 

Year NOx (µg/m3) NO2 (µg/m3) PM10 (µg/m3) 

Grid Square (GS): 508500,195500 

2016 26.8 18.4 15.7 
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2021 20.6 18.4 15.0 

GS: 509500,196500 

2016 27.7 15.8 18.9 

2021 21.3 15.1 15.1 

GS: 509500,195500 

2016 26.7 18.3 15.8 

2021 20.7 14.7 15.1 

 
Existing Air Quality 

9.2.23 Monitoring data representative of the site shows that it is likely that the PM10 and NO2 NAQOs will 
be achieved across the site. Background data for NO2 and PM10 concentrations are shown to be 
well below NAQOs. 

Model Verification 

9.2.24 Monitoring sites were reviewed for use in the model verification exercise. Two diffusion tube sites, 
WF47 and WF03 (Figure 9.1), located approximately 1.2 km from the site, were deemed suitable 
for use in determining a verification factor.  

9.2.25 Traffic data from the Department for Transport (DfT)1 was used for the A4145 Hagden Lane, and 
traffic data collected by the transport consultants for Willow Lane was also assumed to be 
representative of Vicarage Road, due to a lack of actual data along the road. 

Table 9.6: Diffusion Tube Data 

Monitoring 

Location 
X (m) Y (m) Z (m) 

2015 Annual 

Mean NO2 

(µg/m3) 

WF47 510335 195610 1.5 29.6 

WF03 510600 195700 1.5 34.8 

 
9.2.26 Defra’s NOx to NO2 calculator was used to determine the calculated road NOx from the monitored 

annual mean NO2 from the diffusion tube locations, as seen in Table 9.7. 

Table 9.7: Verification Process 

Monitoring Location 
Annual Mean NO2 

(µg/m3) 

Calculated Road NOx 

(µg/m3) 

Modelled Road NOx 

(µg/m3) 

WF47 29.6 22.3 37.0 

WF03 34.8 34.2 24.4 

 
9.2.27 Annual mean NOx concentrations were predicted using ADMS-Roads at a diffusion tube monitoring 

location in order to determine the verification factor. The verification factor guidance presented in 
Defra’s Technical Guidance was followed accordingly to reach the modelled results. The monitored 
NO2 was converted to NOx using DEFRA’s NOx-NO2 calculator to derive the monitored road NOx 
contribution. 

9.2.28 The monitored road NOx contribution was compared against the modelled road NOx contribution to 
determine the average magnitude of change between the relevant values. A verification factor of 
2.45 was therefore obtained. This factor was then applied to the modelled results at sensitive 
receptor locations within the report. Figure 9.2 shows the results of this exercise. 

                                                 
1 https://www.dft.gov.uk/traffic-counts/cp.php?la=Hertfordshire 
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Figure 9.2: Calculation of Verification factor 

 
Air Quality Modelling Data 

Receptors 

9.2.29 The receptor locations used in the assessment, including future onsite receptors, were considered 
to be representative of future residential exposure within the development site. 

Table 9.8: Key Receptor Locations 

Receptor 

no. 
Address 

Ordnance Survey National Grid reference 

X(m) Y(m) Z(m) 

1 47A Baldwins Ln 508525 195999 3.5 

2 249 Watford Rd 508618 195879 1.5 

3 
213 Rickmansworth 
Rd 

509111 196101 1.5 

4 
231 Rickmansworth 
Rd 

509059 196055 3.5 

5 531 Whippendell Rd 509287 195920 1.5 

6 Site 509098 195752 1.5 

7 Site 509098 195752 3.5 

8 St Anthony’s School 509351 195539 1.5 

9 Block D 509186 195789 1.5 

10 Block D 509186 195789 4.5 

11 Block D 509186 195789 7.5 

12 Block D 509186 195789 10.5 

13 Proposed Playground 509262 195739 1.5 
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Figure 9.3: Location of modelled roads and receptors 

 
Road Traffic 

9.2.30 The assessment considers effects on air quality due to road traffic at properties beyond 200 m from 
any roads which experience a change in traffic flow as a result of the development. Roads that are 
considered within this assessment alongside associated traffic data are presented in Table 9.99, to 
Table 9.13. Mapped modelled roads can be found in Figure 9.3. 

Table 9.9: Roads used in the assessment and associated traffic data for baseline year 2016 

Road AADT %HGV Speed (kph) 

A412 Rickmansworth Road. East of 

Whippendell Toad R'bout 
19,718 6.0% 39 

Baldwins Lane 8,618 4.5% 32 

A412 Watford Road. West of Beldwin 

Lane R'bout 
17,432 5.5% 48 

Whippendell Road 11,485 6.3% 39 

Ascot Road Old (southbound) 2,667 6.4% 31 

Ascot Road New 14,719 9.8% 56 

Morrison’s Access, east of Ascot Road 

Old 
7,212 3.4% 34 

Greenhill Crescent 6,881 12.7% 37 

Hatters Lane 3,638 8.5% 27 

Blackmoors Lane 2,046 6.4% 37 

A412 24,877 6.2% 48 

Willow Lane 3617 7.2% 29 

 
Table 9.10: Roads used in the assessment and associated traffic data for 2021 without the 
development 

Road AADT %HGV Speed (kph) 

A412 Rickmansworth Road. East of 21197 5.86% 39 
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Whippendell Toad R'bout 

Baldwins Lane 8830 4.66% 32 

A412 Watford Road. West of Beldwin 

Lane R'bout 
18145 5.53% 48 

Whippendell Road 11811 6.43% 39 

Ascot Road Old (southbound) 2855 6.11% 31 

Ascot Road New 14720 9.91% 56 

Morrison’s Access, east of Ascot Road 

Old 
7326 3.38% 34 

Greenhill Crescent 6733 13.13% 37 

Hatters Lane 4595 6.84% 27 

Blackmoors Lane 1821 7.32% 37 

A412 25741 6.32% 48 

Willow Lane 3804 7.22% 29 

 
Table 9.11: Roads used in the assessment and associated traffic data for 2021 with the 
development 

Road AADT %HGV Speed (kph) 

A412 Rickmansworth Road. East of 

Whippendell Toad R'bout 
22544 5.51% 39 

Baldwins Lane 8992 4.58% 32 

A412 Watford Road. West of Beldwin 

Lane R'bout 
18743 5.35% 48 

Whippendell Road 12264 6.19% 39 

Ascot Road Old (southbound) 3268 5.34% 31 

Ascot Road New 15966 9.14% 56 

Morrison’s Access, east of Ascot Road 

Old 
7307 3.39% 34 

Greenhill Crescent 6886 12.84% 37 

Hatters Lane 6215 5.06% 27 

Blackmoors Lane 1821 7.32% 37 

A412 26501 6.14% 48 

Willow Lane 3804 7.22% 29 

 
Table 9.12: Roads used in the assessment and associated traffic data for 2021 without the 
development, excluding the MLE Development  

Road AADT %HGV Speed (kph) 

A412 Rickmansworth Road. East of 

Whippendell Toad R'bout 
21384 5.8% 39 

Baldwins Lane 9113 4.5% 32 

A412 Watford Road. West of Beldwin 

Lane R'bout 
18546 5.4% 48 

Whippendell Road 12190 6.2% 39 

Ascot Road Old (southbound) 2710 6.4% 31 

Ascot Road New 15499 9.4% 56 

Morrison’s Access, east of Ascot Road 7326 3.4% 34 
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Old 

Greenhill Crescent 6990 12.7% 37 

Hatters Lane 4852 6.5% 27 

Blackmoors Lane 2078 6.4% 37 

A412 26425 6.2% 48 

Willow Lane 3804 7.2% 29 

 
Table 9.13: Roads used in the assessment and associated traffic data for 2021 with the 
development, excluding the MLE Development 

Road AADT %HGV Speed (kph) 

A412 Rickmansworth Road. East of 

Whippendell Toad R'bout 
23587 5.3% 39 

Baldwins Lane 9440 4.4% 32 

A412 Watford Road. West of Beldwin 

Lane R'bout 
19673 5.1% 48 

Whippendell Road 12959 5.9% 39 

Ascot Road Old (southbound) 3984 4.4% 31 

Ascot Road New 17647 8.3% 56 

Morrison’s Access, east of Ascot Road 

Old 
7427 3.3% 34 

Greenhill Crescent 7460 11.9% 37 

Hatters Lane 6495 4.8% 27 

Blackmoors Lane 2078 6.4% 37 

A412 27880 5.8% 48 

Willow Lane 3804 7.2% 29 

 
9.2.31 Motor vehicle emissions were estimated in accordance with the Emissions Factor Toolkit (EFT) 

v7.0 issued on behalf of Defra (2016). 

CHP emissions 

9.2.32 A gas-fired CHP plant will be installed onsite, with exhaust emissions released through a stack 
located above Block D. The CHP plant currently proposed for use in the development is an ‘Ener-G 
E230 (Low NOx) Natural Gas CHP Unit’. 

9.2.33 CHP plant input data used in the assessment was obtained from the Technical Datasheet and is 
provided in Table 9.14: 

Table 9.14: CHP Plant data 

 Value Units 

Exhaust volume flow 946 m3/h 

Stack Diameter 0.2 m 

Stack Height 29.55 m 

Exhaust gas temp 120 °C 

NOx emissions 0.069 g/s 

PM10 emissions n/a n/a 

 
Boiler Emissions 
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9.2.34 Two 2 MW boilers will be installed on site, with exhaust emissions released through a stack located 
above Block D. The boilers currently proposed for use in the development are Hoval ST-Plus 2000.  

9.2.35 Boiler input data used in the assessment was obtained from the product technical data sheet and is 
presented in Table 9.15: 

Table 9.15: Boiler plant data 

 Value Units 

Exhaust volume flow 2556 m3/h 

Stack Diameter 0.2 m 

Stack Height 29.55 m 

Exhaust gas temp 100 °C 

NOx emissions 0.033 g/s 

PM10 emissions n/a n/a 

 
Diesel Generator Emissions 

9.2.36 The diesel generator is only expected to operate 12 times a year for a duration of 30 minutes on 
each occasion. This does not include power outages, during which time the generator will be used 
to provide backup power on site. For a conservative assessment, it has been modelled that the 
generator will be operational for a total of 24 hours per year. 

9.2.37 The diesel generator currently proposed for installation is an SDMO D300. Emissions data for the 
diesel generator were obtained from the technical data sheet and are provided in Table 9.16.  

Table 9.16: Diesel generator data 

 Value Units 

Exhaust volume flow 946 m3/h 

Stack Diameter 0.2 m 

Stack Height 29.55 m 

Exhaust gas temp 560 °C 

NOx emissions 0.56 g/s 

PM10 emissions 0.009 g/s 

 
9.2.38 Emissions rates were calculated by averaging 24 hours of emissions over an entire year. As the 

resultant emissions are extremely low, they were combined with those from the CHP and modelled 
from the same stack. 

Background Concentrations 

9.2.39 The ADMS-Roads model estimates the concentrations seen across the site arising from road traffic 
emissions. It is necessary to add an estimate of the background concentration to obtain the total 
concentration for comparison against the NAQOs.  

9.2.40 Background ambient concentrations of air pollutants are derived from the Defra modelled 
background data for the years 2016 and 2021. 

Meteorological data 

9.2.41 Hourly sequential meteorological data for three years (2010, 2011 and 2012) from Heathrow Airport 
has been sourced from the National Oceanic and Atmospheric Administration (NOAA) and applied 
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in the current assessment. This is considered the most representative meteorological station where 
the necessary parameters are recorded. Heathrow Airport is located approximately 19 km to the 
south west of the site. The wind rose for the meteorological data used in the assessment is 
presented in Figure 9.4. 

 
Figure 9.4: Heathrow Wind Rose, 2010-2012 

 

9.2.42 The above wind rose illustrates the prevailing winds at the site blow from the westerly sector 

9.2.43 Figure 9.5 presents a map of the annual average number of days where rainfall is greater than 0.2 
mm over an averaging period of 30 years (1981-2010) 
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Figure 9.5: Days of Rain >= 0.2 mm Annual Average 1981-2010 

 
9.2.44 Analysis of rainfall data for the land off Ascot Road shows that, on average, 41-44% of days were 

‘wet days’. The prevailing winds at the site are west-south-westerly. Approximately 57% of the time 
mean-hourly winds do not exceed moderate levels, therefore mean wind speed is not high enough 
for significant resuspension of dust. 

NOx to NO2 

9.2.45 Predicted oxides of nitrogen (NOx, mixture of nitric oxide and NO2) concentrations were converted 
to NO2 using the methodology outlined in the LAQM.TG(09). 

9. 3 IDENTIFICATION AND EVALUATION OF KEY EFFECTS  

Assessment Methodology 

9.3.1 The scope and methodology of the air quality assessment was agreed in consultation with the 
Environmental Health Manager, Nick Egerton2  via email and telephone correspondence, and the 
Environmental Health Officer, Hardesh Bhatti, in the Council’s Scoping Opinion3. All EIA 
Consultation responses and scoping reports from Natural England, the Environment Agency and 
TFL have been taken into account within the assessment. 

                                                 
2 Email dated 4/11/2016 
3 Email dated 16/11/2016 
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Risk Assessment of Fugitive Emissions of Dust during Construction 

9.3.2 The desk-based risk assessment of impacts to air quality and dust soiling during the construction 
phase of the development has been undertaken in accordance with guidance published by the 
IAQM4.  

9.3.3 The assessment considers the effects of local meteorological conditions on the dispersion of 
fugitive emissions of dust, the sensitivity and proximity of surrounding receptors to construction 
activities and the scale of construction activities.  The risk of dusting soiling and PM10 impacts is 
determined by taking all these factors into consideration. The effect of emissions from Heavy Duty 
Vehicle (HDV) movements during construction of the development has not been assessed as it will 
be less than 100 movements a day, in accordance with the Environmental Protection UK and IAQM 
air quality impact assessment criterion. 

9.3.4 Based on the outcome of the detailed assessment, the IAQM guidance recommends certain 
mitigation measures to be implemented. Any other mitigation measures issued within local 
authority/national government guidance should also be considered. Mitigation measures stipulated 
within Section 8 of the IAQM guidance are recommended if deemed necessary. 

Assessment of Traffic emissions during Operation 

9.3.5 Dispersion modelling studies have been carried out to assess the potential effects to sensitive 
receptors to emissions of NO2 and PM10. 

9.3.6 Baseline concentrations are derived from WBC’s LAQM reports and the Department for 
Environment, Food and Rural Affairs (Defra) modelled background air quality for the area.   

9.3.7 The potential exposure to road traffic emissions of NO2 and PM10 concentrations experienced at 
sensitive receptors is assessed using the ADMS-Roads (v4.0) model. This model is widely used in 
the UK for this type of assessment. It applies specified emission parameters for road traffic 
sources, in conjunction with the building massing and meteorological statistics applicable to the 
site, to predict resulting concentrations at key receptors under different assessment scenarios. 

9.3.8 The assessment scenarios are as follows: 

 Baseline (2015) 

 Do Nothing (2021), including MLE Development 

 Do Something (2021), including MLE Development 

 Do Nothing (2021), excluding MLE Development 

 Do Nothing (2021), excluding MLE Development  

9.3.9 The ‘Do Nothing (2021)’ scenario includes committed development traffic flows. The ‘Do Something 
(2021)’ scenario includes committed development flows and proposed development traffic flows; 
i.e. Link Road development flow. The completion year has also been modelled without the 
proposed Metropolitan Line Extension and Cassiobridge Station (MLE Development). Traffic 
counts were obtained from Markides Associates; specific data can be found in Table 9.9. 

                                                 
4 IAQM (2014) Guidance on the assessment of dust from demolition and construction 
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9.3.10 LAQM.TG (16) recommends using a combination of automatic and diffusion tube monitoring data to 
verify predictions of NOx concentrations. WBC currently monitors annual mean concentrations of 
nitrogen dioxide using passive diffusion tubes at 18 locations across the borough, none of which 
are located within to the study area. WBC also has one automatic monitoring site to measure 
concentrations of NO2. 

9.3.11 The results from two local automatic monitoring sites, WF47 and WF03, were used to verify the 
model; the verification process can be found in Section 9. 2. There are no monitoring sites for PM10 
with sufficient traffic data to be used in the assessment. The model verification concluded that 
modelled predictions of the contribution of traffic emissions to concentrations of overall NOx are 
adjusted by a factor of 2.45 (Section 9. 2).  

9.3.12 In the absence of applicable monitoring data to verify PM10 results, model predictions of the 
contribution of traffic and energy emissions to concentrations of PM10 are adjusted by the same 
verification factor as used for NOx, following the advice of LAQM.TG (16).  

9.3.13 Assessment points are applied at current residential locations and receptors of future occupants as 
worst case scenarios. 

9.3.14 Full details of the model, receptors and emission parameters and wind climate data are presented 
in Section 9. 2. 

Other emissions during operation 

Onsite energy generation 

9.3.15 The onsite energy demand will be supplied by one gas-fired CHP plant, two 2000 kW gas-fired 
boilers and one backup diesel generator. 

9.3.16 As the proposed CHP plant and boilers are gas fired, the main emissions of concern are NOx/NO2, 
as opposed to PM10. CHP plant and boiler details are provided in Section 9. 2. Emissions have 
been modelled as point sources using ADMS-Roads. 

9.3.17 A diesel generator will be installed on site, and is predicted to run only occasionally. Full model 
input data is provided in Section 9. 2. 

Railway 

9.3.18 The rail line situated directly to the north of the site is currently disused. TfL are extending the 
Metropolitan Line to Cassiobridge station, located <100 m from the site, which will reopen the 
adjacent rail line and begin operation in 2020.  

9.3.19 All trains operating on the line will be fully electrified with no fuel use on board5. Train emissions 
therefore do not need to be considered within this assessment. 

Impacts from Hollywell Haulage Ltd 

9.3.20 As detailed in the consultation letter provided by the Environment Agency (EA)6; they regulate a 
waste transfer station (Hollywell Haulage Ltd) located within 25 metres of the site. 

                                                 
5 Email confirmation from TFL, dated 18/11/2016 
6 EA doc reference: NE/2016/125975/01-L01 (14 Nov 2016) 
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9.3.21 The site is not currently operational, but, should it begin operating again, an environmental permit is 
in place in order to prevent noise, dust and odour impacts on surrounding areas. Traffic movements 
associated with the waste transfer station have been included in the traffic data provided by 
Markides Associates and therefore considered in the assessment. 

Ecological Impacts 

9.3.22 The nearest sensitive ecological receptor Croxley Common Moor (GR: 508380, 195172), a Site of 
Special Scientific Interest (SSSI). In the Consultation Response provided by Natural England, it 
was recommended that Croxley Common Moor Site of Special Scientific Interest (SSSI) is taken 
into account in the EIA. However, this site is located approximately 900 m from the Site boundary 
and over 200 m from the nearest road experiencing a change in traffic flow as a result of the 
development. This is outside of criteria for an assessment; therefore, the ecological impacts of the 
Proposed Development have not been considered. 

Assessment Criteria 

Assessment Criteria for Construction Effects to Air Quality 

9.3.23 The IAQM criteria4  divide activities on construction sites into four categories: 

 Demolition; 

 Earthworks; 

 Construction; and 

 Trackout. 

9.3.24 The dust risk assessment is split into four steps as set out in the IAQM guidance and outlined 
below. 

STEP 1: Screen the Need for a Detailed Assessment 

9.3.25 A detailed assessment is required where there is a human receptor within 350 m of the boundary of 
the site and/or within 50 m of the route(s) used by construction vehicles on the public highway, up 
to 500 m from the site entrance(s), or where there is an ecological receptor within 50 m of the 
boundary of the site and/or within 50 m of the route(s) used by construction vehicles on the public 
highway, up to 500 m from the site entrance(s).  

9.3.26 If the requirement for detailed assessment is screened out, it can be concluded that the level of risk 
is negligible and that any effects will not be significant. No mitigation measures beyond those 
required by legislation will be required.  

STEP 2: Assess the Risk of Dust Impacts 

9.3.27 A site is allocated to a risk category based on two factors: 

 The scale and nature of the works, which determines the potential dust emission magnitude 
as small, medium or large (STEP 2A); and  

 The sensitivity of the area to dust impacts (STEP 2B), which is defined as low, medium or 
high sensitivity. 
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9.3.28 These two factors are combined in STEP 2C to determine the risk of dust impacts with no 
mitigation applied. The risk category assigned to the site can be different for each of the four 
potential activities demolition, earthworks, construction and trackout. 

STEP 2A: Define the Potential Dust Emission Magnitude 

9.3.29 The dust emission magnitude is based on the scale of the anticipated works and should be 
classified as Small, Medium, or Large, based on criteria presented in the IAQM Guidance4. 

STEP 2B: Define the Sensitivity of the Area 

9.3.30 The sensitivity of the area takes account of a number of factors: 

 The specific sensitivities of receptors in the area; 

 The proximity and number of those receptors; 

 In the case of PM10, the local background concentration; and 

 Site-specific factors, such as whether there are natural shelters, such as trees or other 
vegetation, to reduce the risk of wind-blown dust. 

9.3.31 For the sensitivity of people and their property to soiling, the IAQM recommends that the air quality 
practitioner uses professional judgement to identify where on the spectrum between high and low 
sensitivity a receptor lies, taking into account the following general principles presented in the 
IAQM Gudiance4. 

STEP 3: Determine Site-specific Mitigation Requirements 

9.3.32 The IAQM provides a suite of recommended and desirable mitigation measures which are 
organised according to whether the outcome of Step 2 indicates a low, medium, or high risk. 

9.3.33 The list provided by the IAQM has been used as the basis for the requirements set out mitigation 
requirements. 

STEP 4: Determine Significant Effects 

9.3.34 A method for assessing the significance of effects before mitigation is not available, and IAQM 
advises that pre-mitigation significance should not be determined. With appropriate mitigation in 
place, the IAQM guidance is clear that the residual effect will normally be ‘not significant’. 

9.3.35 Guidance recognises that, even with a rigorous dust management plan in place, it is not possible to 
guarantee that the dust mitigation measures will be effective all the time, for instance under 
adverse weather conditions. The local community may therefore experience occasional, short-term 
dust annoyance. The scale of this would not normally be considered sufficient to change the 
conclusion that the effects will be ‘not significant’. 

Assessment Criteria for Operational Effects to Air Quality 

9.3.36 The predicted NO2 and PM10 concentrations were assessed against the NAQOs (see Table 9.1). 
The predicted annual average concentrations for NO2 were used to determine whether the 1-hour 
NO2 NAQO is likely to be breached. Data from a large number of monitoring sites, where road 
transport is the predominant emission source, shows that the short term objective is generally not 
exceeded when the annual average concentrations of NO2 are below 60 μg/m3.  
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9.3.37 The predicted number of days when the PM10 concentration exceeds 50 μg/m3 has been calculated 
from the annual average concentration using the methodology in LAQM.TG (09).  

 No. of Exceedances = -18.5 + 0.00145 x AM3 + (206/AM) 

AM = Annual Mean PM10 concentration 

Impact Significance 

9.3.38 The magnitude of impacts on annual mean concentrations of NO2 and PM10 is defined in the IAQM 
and EPUK Guidance, 20157. These definitions are applied to the results of this assessment. 

9.3.39 Table 9.17 presents the IAQM’s impact descriptors for the significance of changes in annual 
average NO2 and PM10 concentrations. It should be noted that there is no criteria to describe the 
significance of changes in the number of hours mean NO2 and PM10 concentrations exceed 
relevant NAQOs and the guidance states that this magnitude and significance criteria should not be 
used to evaluate the overall air quality impact of a scheme but should be used to inform it. 

9.3.40 Substantial and moderate air quality impact descriptors are considered significant. 

Table 9.17: IAQM’s Air Quality Impact Descriptors for Changes to Annual Mean NO2 and 
PM10 Concentrations at Receptors 

Long term average 
concentration at 

receptor in 
assessment year 

% Change in concentration relative to NAQO 

1 2-5 6-10 >10 

75% or less of NAQO Negligible Negligible Slight Moderate 

76-94% of NAQO Negligible Slight Moderate Moderate 

95-102% of NAQO Slight Moderate Moderate Substantial 

103-109% of NAQO Moderate Moderate Substantial Substantial 

110% of more of NAQO Moderate Substantial Substantial Substantial 

 

Construction Dust Risk Assessment 

Meteorological Conditions 

9.3.41 For a significant period of the time there will be little potential for dust generation even with no 
mitigation in place by checking weather conditions in the area because: 

 Approximately 47 – 49% of days the rainfall is greater than 0.2 mm when there will be natural 
  dust suppression; 

 In winter months, surfaces tend to stay damp for significant periods of time; and 

 Approximately 49% of the time winds typically are less than moderate strength and would not 
  suspend dust in the air. 

                                                 
7 EPUK & IAQM (2015) Planning for Air Quality  
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Construction Activities 

Potential Dust Emission Magnitude 

9.3.42 A number of assumptions of the likely construction activities have been made as these were not 
available at the time of conducting the assessment. 

9.3.43 All existing onsite buildings will be demolished during the construction phase. These comprise the 
Ascot Centre (Bays 1-6) and the Ascot Centre Parking Hut. The height above ground of demolition 
activities is likely 10-20 m, with a potentially dusty construction material. The dust emission 
magnitude for Demolition is therefore considered Medium. 

9.3.44 The site covers approximately 1.58 hectares of brownfield land in Watford Business Park. The soil 
type is sandy, which gives little potential for dust formation when dry. Based on the example 
definitions set out in IAQM Guidance4, the dust emission magnitude for Earthworks is considered 
to be Medium/Large. 

9.3.45 Construction will comprise of approximately 400 residential units and >100,000m3 of building 
volume. Based on criteria set out in IAQM Guidance4, the dust emission magnitude for 
Construction of the Proposed Development is considered to be Large. 

9.3.46 It is expected that there would be up to 60 HDV outward movements per day. The surface material 
has low potential for dust release and an unpaved road length has been assumed at between 50 
and 100 metres. Based on the example definitions set out in IAQM Guidance4, the dust emission 
magnitude for Trackout is considered to be Large. 

Sensitivity of Area 

9.3.47 The site sits within Watford Business Park and is located 2 km to the west of Watford Town Centre. 
Ascot Road provides easy access to A412 Rickmansworth Road to the north, providing direct 
access into Watford Town Centre. The M1 runs to the east, with Junction 5 circa 4 km away. The 
M25 (Junction 18) is 4 km away to the west of the site. There are no dwellings within 20 m of the 
site, and >10 dwelling within 50 m of the site. Based on the information set out in IAQM Guidance, 
the area is therefore considered to be of medium sensitivity to dust soiling effects. 

9.3.48 As presented in Table 9.4, WBC’s PM10 is likely below 24 µg/m3, with fewer than 100 sensitive 
receptors within 20 m of the site. Based on the criteria set out in IAQM Guidance4, the area is 
considered to be of low sensitivity to human health impacts.  

9.3.49 The nearest sensitive ecological receptor Croxley Common Moor (GR: 508380, 195172), a Site of 
Special Scientific Interest (SSSI). However, this site is located approximately 900 m from the Site 
boundary and over 200 m from the nearest road experiencing a change in traffic flow as a result of 
the development. This is outside of criteria for an assessment; therefore, the ecological impacts of 
dust from the Proposed Development are considered negligible. 

Risk of Impacts 

9.3.50 Step 2C on the methodology has been followed using the above designation of dust emission 
magnitude and area sensitivity. The risks have been summarised in Table 9.18 below. 

Table 9.18: Summary of Proposed Development Dust Emission Magnitude 

Activity Demolition Earthworks Construction Trackout 

Dust Soiling Medium risk Medium risk Medium risk Medium risk 
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Human Health Low risk Low risk Low risk Low risk 

Ecological Negligible Negligible Negligible Negligible 

 
9.3.51 Based on the information in Table 9.18, the dust impacts for the Site are deemed to be low risk to 

human health and ecological impacts and high risk to dust soiling effects. As a result, mitigation 
measures provided within Section 8 of the IAQM Guidance4 should be followed accordingly during 
the construction phase 

Operational Effects Of Development 

Predicted NO2 Concentrations 

9.3.52 Table 9.19 presents the predicted annual mean NO2 concentrations at the worst case facades of 
considered receptors within the study area, for the Baseline and Completion year scenarios, 
including the MLE Development. Defra mapped background concentrations, as shown in Table 9.5, 
have been combined with road and onsite energy contributions to obtain the total concentration. 

Table 9.19: Predicted NO2 Concentrations at Considered Sensitive Receptors, including MLE 
Development 

Receptor no. 
Annual Mean NO2 Concentrations (µg/m3) 

Baseline 2016 
Completion Year  

“Do Nothing” 2021 
Completion Year 

“Do Something” 2021 

1 23.4 21.4 21.4 

2 27.0 23.6 23.8 

3 30.2 25.3 25.7 

4 31.6 26.0 26.3 

5 26.7 25.3 25.5 

6 23.8 23.4 23.8 

7 21.4 22.0 22.3 

8 15.5 18.8 18.8 

9 17.9 20.1 20.2 

10 17.8 20.0 20.1 

11 17.5 19.8 19.9 

12 17.1 19.6 19.7 

13 16.7 19.4 19.5 

 
9.3.53 Table 9.20 presents the predicted annual mean concentrations at the worst case facades of 

considered receptors within the study area, for the Baseline and Completion year scenarios, 
excluding the MLE Development. 

Table 9.20: Predicted NO2 Concentrations at Considered Sensitive Receptors, excluding 
MLE Development 

Receptor no. 
Annual Mean NO2 Concentrations (µg/m3) 

Baseline 2016 
Completion Year  

“Do Nothing” 2021 
Completion Year 

“Do Something” 2021 

1 23.4 21.7 21.8 

2 27.0 24.2 24.4 

3 30.2 25.3 26.0 

4 31.6 26.1 26.8 

5 26.7 22.6 23.0 



Ascot Report   Volume 1: Environmental Statement
  

  
 

 

           9 / 21  

6 23.8 20.4 21.5 

7 21.4 18.9 19.6 

8 15.5 15.2 15.3 

9 17.9 16.7 16.9 

10 17.8 16.6 16.8 

11 17.5 16.4 16.6 

12 17.1 16.2 16.4 

13 16.7 16.0 16.1 

 
9.3.54 Predicted annual mean NO2 concentrations for all modelled residential receptors are well below the 

relevant NAQO during the completion year. Predicted annual mean NO2 concentrations for all 
assessment scenarios do not exceed 60 µg/m3 at any considered receptors, suggesting the 1-hour 
NO2 NAQO will be achieved at all receptors. 

Predicted PM10 Concentrations 

9.3.55 Table 9.21 presents the predicted annual mean PM10 concentrations, at the worst case facades of 
considered receptors within the study area, for the Baseline and Completion year assessment 
scenarios, including the MLE Development. Defra’s mapped background concentrations, as shown 
in Table 9.5, have been combined with road and onsite energy contributions to obtain the total 
concentration. 

Table 9.21: Predicted PM10 at Considered Sensitive Receptors, including MLE Development 

Receptor no. 

Annual Mean PM10 Concentrations (µg/m3) 

Baseline 2016 
Completion Year 

“Do Nothing” 2021 
Completion Year 

“Do Something” 2021 

1 16.5 15.7 15.8 

2 17.3 16.5 16.5 

3 21.6 17.6 17.7 

4 21.7 17.7 17.8 

5 17.8 16.9 17.0 

6 17.2 16.4 16.5 

7 16.9 16.1 16.1 

8 15.9 15.2 15.2 

9 16.3 15.5 15.5 

10 16.2 15.5 15.5 

11 16.2 15.5 15.5 

12 16.1 15.4 15.4 

13 16.1 15.3 15.4 

 
9.3.56 Table 9.22 presents the predicted annual mean PM10 concentrations at the worst case facades of 

considered receptors within the study area, for the Baseline and Completion year assessment 
scenarios, excluding the MLE Development. 

Table 9.22: Predicted PM10 at Considered Sensitive Receptors, excluding MLE Development 

Receptor no. 
Annual Mean PM10 Concentrations (µg/m3) 

Baseline 2016 
Completion Year 

“Do Nothing” 2021 
Completion Year 

“Do Something” 2021 

1 16.5 15.8 15.8 

2 17.3 16.5 16.6 
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3 21.6 17.7 17.9 

4 21.7 17.7 17.9 

5 17.8 17.0 17.1 

6 17.2 16.4 16.7 

7 16.9 16.1 16.3 

8 15.9 15.2 15.2 

9 16.3 15.5 15.6 

10 16.2 15.5 15.6 

11 16.2 15.5 15.5 

12 16.1 15.4 15.5 

13 16.1 15.4 15.4 

 
9.3.57 Predicted annual mean PM10 concentrations for all modelled receptors are well below the relevant 

NAQO in all scenarios.  

9.3.58 Table 9.23 presents the number of days mean PM10 concentrations exceed 50 µg/m3 at facades of 
considered receptors for the Baseline and Completion Year assessment scenarios. 

Table 9.23: Predicted PM10 Concentrations at Considered Sensitive Receptors, including 
MLE Development 

Receptor no. 
No. of Days Mean PM10 Concentrations >50µg/m3 

Baseline 2016 
Completion Year 

“Do Nothing” 2021 
Completion Year 

“Do Something” 2021 

1 1 0 0 

2 1 0 1 

3 6 1 1 

4 6 1 1 

5 1 1 1 

6 1 0 1 

7 1 0 0 

8 0 0 0 

9 0 0 0 

10 0 0 0 

11 0 0 0 

12 0 0 0 

13 0 0 0 

 
9.3.59 Table 9.24 presents the number of days mean PM10 concentrations exceed 50 µg/m3 at worst case 

facades of considered receptors within the study area for the Baseline and Completion Year 
assessment scenarios, including the MLE Development. 

Table 9.24: Predicted PM10 Concentrations at Considered Sensitive Receptors, excluding 
MLE Development 

Receptor no. 
No. of Days Mean PM10 Concentrations >50µg/m3 

Baseline 2016 
Completion Year 

“Do Nothing” 2021 
Completion Year 

“Do Something” 2021 

1 1 0 0 

2 1 1 1 

3 6 1 1 
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4 6 1 1 

5 1 1 1 

6 1 0 1 

7 1 0 0 

8 0 0 0 

9 0 0 0 

10 0 0 0 

11 0 0 0 

12 0 0 0 

13 0 0 0 

 
9.3.60 The number of days mean PM10 concentrations exceed 50 µg/m3 is well below the NAQO at all 

receptors. 

9. 4 EVALUATION OF SIGNIFICANCE  

9.4.1 Table 9.25 and Table 9.26 present the magnitude and significance of predicted impacts on 2021 
annual mean NO2 concentrations from additional traffic emissions associated with the Proposed 
Development, including and excluding the MLE Development, respectively.  

Table 9.25: Impact of Predicted Effects of the Proposed Development to Annual Mean NO2 
Concentrations, including the MLE Development 

Receptor 

no. 

Long term 

average 

(ug.m-3) 

Total as 

% of 

NAQO 

Change in 

concentration 

(ug.m-3) 

Change 

as % of 

NAQO 

Impact 

1 21.4 53.6% 0.1 0.2% Negligible 

2 23.8 59.5% 0.2 0.4% Negligible 

3 25.7 64.2% 0.4 1.0% Negligible 

4 26.3 65.8% 0.4 0.9% Negligible 

5 25.5 63.7% 0.2 0.5% Negligible 

6 23.8 59.5% 0.4 1.0% Negligible 

7 22.3 55.7% 0.3 0.7% Negligible 

8 18.8 47.0% 0.0 0.0% Negligible 

9 20.2 50.4% 0.1 0.2% Negligible 

10 20.1 50.2% 0.1 0.2% Negligible 

11 19.9 49.8% 0.1 0.2% Negligible 

12 19.7 49.2% 0.1 0.2% Negligible 

13 19.5 48.7% 0.1 0.1% Negligible 

 
Table 9.26: Impact of Predicted Effects of the Proposed Development to Annual Mean NO2 
Concentrations, excluding the MLE Development 

Receptor 

no. 

Long term 

average 

(ug.m-3) 

Total as 

% of 

NAQO 

Change in 

concentration 

(ug.m-3) 

Change 

as % of 

NAQO 

Impact 

1 21.8 54.5% 0.1 0.3% Negligible 

2 24.4 61.1% 0.3 0.7% Negligible 

3 26.0 65.0% 0.7 1.8% Negligible 

4 26.8 67.0% 0.7 1.7% Negligible 
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Receptor 

no. 

Long term 

average 

(ug.m-3) 

Total as 

% of 

NAQO 

Change in 

concentration 

(ug.m-3) 

Change 

as % of 

NAQO 

Impact 

5 23.0 57.4% 0.4 1.0% Negligible 

6 21.5 53.7% 1.1 2.8% Negligible 

7 19.6 48.9% 0.7 1.7% Negligible 

8 15.3 38.2% 0.0 0.1% Negligible 

9 16.9 42.3% 0.2 0.5% Negligible 

10 16.8 42.1% 0.2 0.5% Negligible 

11 16.6 41.6% 0.2 0.4% Negligible 

12 16.4 40.9% 0.2 0.4% Negligible 

13 16.1 40.3% 0.1 0.3% Negligible 

 
9.4.2 Table 9.27 and Table 9.28 present the magnitude and significance of predicted impacts on 2021 

annual mean NO2 and PM10 concentrations from additional traffic emissions associated with the 
proposed development, including and excluding the MLE Development, respectively. 

Table 9.27: Impact of Predicted Effects of the Proposed Development to Annual Mean PM10 
Concentrations, including MLE Development 

Receptor 

no. 

Long term 

average 

(ug.m-3) 

% of 

NAQO 

Change in 

concentration 

(ug.m-3) 

Change 

as % of 

NAQO 

Impact 

1 15.8 39.4% 0.0 0.0% Negligible 

2 16.5 41.3% 0.0 0.1% Negligible 

3 17.7 44.3% 0.1 0.3% Negligible 

4 17.8 44.4% 0.1 0.2% Negligible 

5 17.0 42.4% 0.1 0.2% Negligible 

6 16.5 41.3% 0.1 0.3% Negligible 

7 16.1 40.3% 0.1 0.2% Negligible 

8 15.2 37.9% 0.0 0.0% Negligible 

9 15.5 38.9% 0.0 0.1% Negligible 

10 15.5 38.8% 0.0 0.1% Negligible 

11 15.5 38.7% 0.0 0.0% Negligible 

12 15.4 38.5% 0.0 0.0% Negligible 

13 15.4 38.4% 0.0 0.0% Negligible 

 
Table 9.28: Impact of Predicted Effects of the Proposed Development to Annual Mean PM10 
Concentrations, excluding MLE Development 

Receptor 

no. 

Long term 

average 

(ug.m-3) 

% of 

NAQO 

Change in 

concentration 

(ug.m-3) 

Change 

as % of 

NAQO 

Impact 

1 15.8 39.5% 0.0 0.1% Negligible 

2 16.6 41.6% 0.1 0.2% Negligible 

3 17.9 44.7% 0.2 0.6% Negligible 

4 17.9 44.8% 0.2 0.5% Negligible 

5 17.1 42.7% 0.1 0.3% Negligible 

6 16.7 41.8% 0.3 0.8% Negligible 
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Receptor 

no. 

Long term 

average 

(ug.m-3) 

% of 

NAQO 

Change in 

concentration 

(ug.m-3) 

Change 

as % of 

NAQO 

Impact 

7 16.3 40.7% 0.2 0.4% Negligible 

8 15.2 37.9% 0.0 0.0% Negligible 

9 15.6 39.0% 0.1 0.1% Negligible 

10 15.6 38.9% 0.0 0.1% Negligible 

11 15.5 38.8% 0.0 0.1% Negligible 

12 15.5 38.6% 0.0 0.1% Negligible 

13 15.4 38.5% 0.0 0.1% Negligible 

 
9.4.3 In accordance with IAQM guidance on significance, total NO2 concentrations at all receptors are 

predicted to be <75% of associated the NAQO and within a 3% change relative to the NAQO. 
Impacts at all receptors are therefore considered negligible, which is not significant in accordance 
with IAQM criteria.  

9.4.4 PM10 concentrations are <75% of the NAQO with a <1% change relative to the NAQO at all 
receptors and are therefore considered insignificant. 

9.4.5 Based on the total annual mean NO2 concentrations, it is predicted that the 1-hour NO2 NAQO will 
be achieved at all considered receptors in all scenarios. The predicted magnitude of impact is 
considered to be negligible. There is also an insignificant change in the number of days where the 
mean PM10 concentration exceeds 50 µg/m3.  

9. 5 SCOPE FOR MITIGATION 

Effects during construction 

9.5.1 The risk assessment of dust from the demolition and construction phases of the Proposed 
Development concluded that: 

 Dust soiling impacts are a medium risk 

 Human health impacts are low risk 

 Ecological impacts are negligible at all receptors  

9.5.2 As a result of the dust risk assessment, mitigation measures presented in Section 8 of IAQM’s 
Guidance on the assessment of dust from demolition and construction4 should be incorporated in a 
Construction Environmental Management Plan and agreed with the Local Authority. 

Effects during Operation 

9.5.3 Impacts from NO2 emissions associated with traffic increases and onsite energy generation as a 
result of the development are considered negligible at all receptors. 

9.5.4 Impacts from PM10 emissions associated with traffic increases and onsite energy generation as a 
result of the development are considered negligible at all receptors. 

9.5.5 Impacts at all receptors are considered insignificant, and mitigation is therefore not required. 

9. 6 MONITORING 



Ascot Report   Volume 1: Environmental Statement
  

  
 

 

           9 / 26  

9.6.1 No specific monitoring is recommended for the construction phase beyond that detailed in 
Appendix 10.5. Specifically, this includes: 

 recording any complaints of air quality / dust issues; 

 carrying out regular site inspections to monitor compliances with a Dust Management Plan / 
Construction Environmental Management Plan; and 

 agreeing dust deposition / flux / real-time PM10 monitoring programme with the local authority. 

9. 7 CUMULATIVE EFFECTS ASSESSMENT OF THE PROPOSED DEVELOPMENT WITH OTHER 
DEVELOPMENT SCHEMES 

9.7.1 This section of the chapter assesses the potential effects of the Proposed Development in 
combination with the potential effects of certain other development schemes identified within the 
surrounding area, as listed within Technical Appendix 15 of this ES. 

Cumulative Effects during Construction 

9.7.2 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.  

9.7.3 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 
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 Upon Completion  

9.7.4 The cumulative effects of committed developments have been considered in addition to the 
operational effects of the Ascot Road development. A number of major developments with planning 
permission have been included in the traffic flows for the future scenarios, with the exception of the 
scenarios that exclude the MLE Development. 

Table 9.29: Proposed Developments included in AQ Assessment 

Reference Location Description of development 

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. 

14/00035/REM Former Royal Mail Depot 
Ascot Road Watford WD18 

Demolition of existing buildings and 
structures and construction of a primary 
school, formation of new access, 
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8AA associated play space, staff/visitor car 
parking, landscaping and other ancillary 
features.  

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.  

- 

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

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

- 

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

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

- 

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

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

- 

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

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

- 

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

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

- 
Tech Site, Woodshots 
Meadow 

(36,000m2)  
1000 parking spaces 

 

9.7.5 The following schemes have been disregarded for the purposes of determining cumulative effects 
in this assessment: 

Table 9.30: Proposed Developments with Planning Permission not included in AQ 

Assessment 

Reference Location Description of development 
Rationale for 

Exclusion in AQ 
Chapter 

02/00714/FUL 

Former Sun 
Printer Site 
Whippendell 
Road, Watford 
 

Redevelopment scheme 
comprising warehouse unit, 
health club, hotel, 
restaurant/bar, 
office/showroom, nursing 

Too far away from 
scheme 
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home, day nursery, health 
centre, retail units, residential, 
public open space and 
associated car parking. 

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. 

Too far away from 
scheme 

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. 

Too far away from 
scheme 

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. 

Too far away from 
scheme 

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 
scheme 

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 
scheme 

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 
scheme 

 
Table 9.31: Proposed Developments with Planning Permission not included in AQ 

Assessment 

Reference Location Description of development 
Rationale for 

Exclusion in AQ 
Chapter 

16/01310/FUL
M 

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, 

Too far away from 
scheme 
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incorporating a new highway 
junction on to Tolpits Lane and 
amendments to the existing 
cycle way. 

 

Table 9.32: Proposed Developments with Planning Permission not included in AQ 

Assessment 

Location Description of development 
Rationale for Exclusion 

in AQ Chapter 

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 
scheme 

 

9. 8 CONCLUSIONS 

9.8.1 The proposed development at Ascot Road was assessed with regards to the air quality impacts on 
local sensitive receptors as a result of changes in traffic movements and the operation of a diesel 
generator, CHP plant and two gas-fired boilers. 

9.8.2 The impact of the proposed development on annual mean PM10 and NOx concentrations upon 
completion was shown to be negligible at all receptors, in accordance with EPUK and IAQM 
assessment criteria. 

9.8.3 Based on the total annual mean NO2 concentrations, it is predicted that the 1-hour NO2 NAQO will 
be achieved at all considered receptors. There is also an insignificant change in the number of 
days where the mean PM10 concentration exceeds 50 µg/m3. 

9.8.4 The risk assessment for potential dust impacts during construction of the development concluded 
the site is deemed to be a medium risk site for dust soiling impacts, low risk for human health and 
ecological impacts are considered negligible. As a result, mitigation measures presented in 
Section 8 of IAQM Guidance4  should be incorporated into a Construction Management Plan and 
agreed with the local authority. 

9.8.5 It is concluded that, assuming appropriate dust mitigation measures are followed, the proposed 
development is suitable to be considered for planning permission in terms or air quality. 
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10. Microclimate - Wind 

10. 1 INTRODUCTION 

10.1.1 This Wind Microclimate Chapter, written by RWDI, assesses the likely effects of the Development on 
the local wind microclimate. In particular, it considers the potential it considers the potential effects 
of wind on pedestrian comfort and safety around the Development and summarises the findings of 
wind tunnel testing undertaken by RWDI. 

10.1.2 Undesirable wind speeds could make some spaces within and around the Development 
uncomfortable or unsafe for pedestrian use. The ES chapter therefore quantifies the potential 
changes to the local wind environment (both on-Site and within the surrounding area) in terms of 
pedestrian amenity and public open space and quantify these in relation to their “usability” for a range 
of pedestrian activities defined by the London Docklands Development Corporation [LDDC] Criteria. 

Legislative / Regulatory Framework 

10.1.3 The following sections of this report review the national, regional and local planning policy 
requirements in relation to wind microclimate 

National Planning Policy 

National Planning Policy Framework (2012) 

10.1.4 The UK wide National Planning Policy Framework (NPPF) came into force in March 20121. There 
are no national planning policies directly relating to wind microclimate issues; however, the benefits 
of a high quality built environment are emphasised in the NPPF.  An example of this is presented in 
paragraph 58: “…using streetscapes and buildings to create attractive and comfortable places to live, 
work and visit…”  

National Planning Practice Guidance (2014) 

10.1.5 The National Planning Practice Guidance (NPPG) was launched on the 6th March 2014 and provides 
a web-based resource in support of the NPPF. Following its launch, a number of previously published 
planning guidance documents have been cancelled and are detailed within the Written Ministerial 
Statement titled ‘Making the planning system work more efficiently and effectively’, also dated 6th 
March 2014. 

10.1.6 The NPPG identifies the potential for a building’s size and shape (particularly in the case of tall and 
large buildings) to affect the wind microclimate. Under the section addressing ‘Design: How should 
buildings and the spaces between them be considered?’, the NPPG states in Paragraph 025 
(‘Consider form’) that: ‘Some forms pose specific design challenges, for example how taller buildings 
meet the ground and how they affect local wind […] patterns should be carefully considered.’ The 
NPPG goes on to state in Paragraph 026 (‘Consider scale’) that: ‘Account should be taken of local 
climatic conditions, including […] wind’. 

Sustainable Design and Construction Supplementary Planning Guidance (2014) 

10.1.7 The Sustainable Design and Construction SPG2 states in section 2.3.7 that ‘Large buildings have 
the ability to alter their local environment and affect the micro-climate. For example, not only can 

                                                 
1 Department for Communities and Local Government, 2012. National Planning Policy Framework. HMSO. London 
2 Greater London Authority, 2014. Sustainable Design and Construction, The London Plan Supplementary Planning 
Guidance. GLA, London. 
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particularly tall buildings cast a long shadow affecting buildings several streets away, they can 
influence how wind travels across a site, potentially making it unpleasant at ground level or limiting 
the potential to naturally ventilate buildings. One way to assess the impact of a large building on the 
comfort of the street environment is the Lawson Comfort Criteria. This tool sets out a scale for 
assessing the suitability of wind conditions in the urban environment based upon threshold values of 
wind speed and frequency of occurrence. It sets out a range of pedestrian activities from sitting 
through to crossing the road and for each activity defines a wind speed and frequency of occurrence. 
Where a proposed development is significantly taller that it’s surrounding environment, developers 
should carry out an assessment of its potential impact on the conditions at ground level, and ensure 
the resulting design of the development provides suitable conditions for the intended uses.’ 

Local Planning Policy 

Watford Local Plan 2006 – 2031 – Part 2 – Development Management Policies and Site 
Allocations 

10.1.8 The Watford Local Plan 2006-2031 – Part 2 is currently in development with a timetable to adoption 
in January 2018. Chapter 11 details considerations for the development of Taller Buildings with Policy 
TB2 stating that ‘the design of taller buildings should demonstrate that adequate consideration has 
been given to the microclimate of the development site and the surrounding area’. 

Skyline – Watford’s Approach to Taller Buildings Supplementary Planning Document (2016) 

10.1.9 Adopted in March 2016 the Skyline – Watford’s approach to taller buildings SDA supports the Core 
Strategy Policy UD1 and the draft Taller Building Policy TB1 and TB2 to be included in the Watford 
Local Plan 2006 – 2031 – Part 2. Criterion 6 of this document specifically states in reference to wind 
microclimate ‘7.37: Proposals should minimise […] negative climactic impact on the surrounding 
area’ and provides a brief overview of common wind issues around tall buildings. Additionally, it is 
stated in paragraph 7.45 that ‘wind speeds are assessed around entrances, along key pedestrian 
routes and recreation spaces’ and that any measures to mitigate the impact of high wind speeds 
must be demonstrated. 

Methodology 

10.1.10 Wind tunnel testing is a well-established and robust means of assessing the pedestrian wind 
microclimate. It enables the wind conditions at the site to be quantified and classified in accordance 
with the widely accepted LDDC Criteria. 

10.1.11 The following configurations were tested in the wind tunnel: 

 Configuration 1: Existing Site with existing surrounding buildings;  

 Configuration 2: Development with existing surrounding buildings; and 

 Configuration 3: Development with cumulative schemes. 

10.1.12 Wind tunnel test results allow a detailed assessment of the mean and gust wind conditions around 
the existing Site and the Proposed Development for all wind directions in terms of pedestrian comfort. 
Strong winds, if they occur, are also identified. 

10.1.13 The methodology for quantifying the pedestrian level wind environment of the existing Site and the 
Proposed Development is outlined below: 

 Step 1: Measure the building-induced wind speeds at pedestrian level in the wind tunnel; 
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 Step 2: Adjust standard meteorological data to account for conditions at the Site; 

 Step 3: Combine these to obtain the expected frequency and magnitude of wind speeds at 
pedestrian level; and 

 Step 4: Compare the results with the LDDC Criteria to ‘grade’ conditions around the Site. 

10.1.14 Wind is unsteady or gusty, and this ‘gustiness’ or turbulence varies depending upon the Site. 
Modelling these effects is achieved by a series of grid, barrier and floor roughness elements placed 
in the wind tunnel to create a boundary layer that is representative of urban or open country 
conditions, as is appropriate. 

10.1.15 Approximately 30 years of meteorological data from Heathrow airport was corrected to standard 
conditions of 10m above open, flat, level country terrain. A terrain roughness assessment is 
undertaken to allow the meteorological data to be adjusted to Site conditions. 

10.1.16 Wind speed measurements were made using Irwin probes. For pedestrian comfort studies, both the 
mean wind speed and the peak wind speed are measured at each location at a scaled height of 1.5m 
above ground level. Wind speeds at each location were measured for 36 wind directions in 10° 
intervals, with 0° representing a wind blowing from the north and 90° a wind blowing from the east. 

10.1.17 Measurements were taken at sensitive locations including potential entrances, amenity areas and 
thoroughfares within the Site as well as off-site locations surrounding the Site, to give context in the 
immediate surrounds. 

10.1.18 Lawson devised a scale for assessing the suitability of wind conditions in the built environment. The 
LDDC Criteria define a range of pedestrian activities from sitting through to walking and conditions 
that would be considered uncomfortable for any pedestrian activity with a threshold wind speed for 
each activity (shown in Table 10.1). 

Table 10.1: Lawson Comfort Criteria 

Comfort Category Threshold Description 

Sitting 0 – 4 m/s 
Light breezes desired for outdoor restaurants and 

seating areas where one can read a paper or 
comfortably sit for long periods 

Standing/Entrance Use 4 – 6 m/s 
Gentle breezes suitable for main building entrances, 

pick-up/drop-off points and bus stops 

Strolling 6 – 8 m/s 
Moderate breezes that would be appropriate for 
window shopping and strolling along a city/town 

centre street, plaza or park 

Walking 8 – 10 m/s 
Relatively high speeds that can be tolerated if one’s 

objective is to walk, run or cycle without lingering 

Uncomfortable >10 m/s 
Winds of this magnitude are considered a nuisance 
for most activities, and wind mitigation is typically 

recommended 
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10.1.19 The criteria reflect the fact that leisurely activity, such as sitting, requires a low wind speed whereas 
for more transient activity (such as walking) pedestrians would tolerate stronger winds. If the wind 
conditions exceed the threshold then they are unacceptable for the stated activity. If the wind 
conditions are below the threshold then they are described as tolerable (or suitable) for the stated 
activity. 

10.1.20 As a mixed-use, residential-led scheme, the target wind environment would usually include: 

 Sitting for amenity spaces (in the summer months); 

 Standing/entrance conditions outside building entrances (throughout the year); and 

 Strolling on thoroughfares and access routes (throughout the year). 

10.1.21 In the UK, stronger winds are associated with areas which would be classified as suitable for walking 
or as uncomfortable. In a mixed-use, urban Development scheme, walking and uncomfortable 
conditions would not usually form part of the ‘target’ wind environment and would usually require 
mitigation due to pedestrian comfort considerations. 

10.1.22 If strong winds are measured, then these too will be reported. Lawson specified a strong wind 
threshold of winds exceeding 15m/s for more than two hours per annum. Exceedance of this 
threshold may indicate a need for remedial measures or a careful assessment of the expected use 
of that location. 

Significance Criteria 

10.1.23 The significance criteria used in the assessment of potential and residual effects at the numbered 
measurement locations are based on the comparison of the predicted wind conditions with the 
desired pedestrian use of the Site as defined by the LDDC Criteria. This comparison takes into 
account any change of pedestrian activity as a result of the Proposed Development. A seven-point 
scale is proposed for this assessment, as shown in Table 10.2. 

Table 10.1: Significance Criteria 

Expected Wind Microclimate Significance of Effect 

Wind Conditions are 3-steps calmer than those desired Major Beneficial 

Wind Conditions are 2-steps calmer than those desired Moderate Beneficial 

Wind Conditions are 1-step calmer than those desired Minor Beneficial 

Wind Conditions are similar to those desired Negligible 

Wind Conditions are 1-step calmer than those desired Minor Adverse 

Wind Conditions are 2-steps calmer than those desired Moderate Adverse 

Wind Conditions are 3-steps calmer than those desired Major Adverse 

 

10.1.24 An adverse effect implies that a location has a wind environment that is windier than desired and 
mitigation should therefore be considered. A beneficial effect is reported where the local wind 
conditions at a measured location are calmer than the target conditions for the intended pedestrian 
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usage. The minor, moderate and major categories indicate the severity of the difference between the 
desired microclimate and the expected wind conditions in the presence of the Proposed 
Development. An adverse effect may be material to the planning decision process because it implies 
that a location, or area, has a wind microclimate that is windier than desired for the pedestrian activity 
at that receptor. 

10.1.25 In line with the overall LDDC methodology, string winds are reported separately from the comfort 
assessment and do not form part of the significance criteria. 

10. 2 EXISTING BASELINE CONDITIONS 

10.2.1 Prevailing winds for Watford, and more widely the south-east of England, are from the south-west 
sector. There is a secondary prevailing wind from the north-east, which is most prevalent in the late 
spring/early summer and winds from this direction are generally cold. The dominance of the south-
westerly wind typically has a significant impact on the wind environment at a site. 

 

Figure 10.1: Seasonal wind rose for London Heathrow airport 

 
10.2.2 Conditions are relatively ‘calm’ throughout much of the Site and the surrounding area during the 

winter season, with wind conditions ranging from being suitable for sitting use to being suitable for 
standing use, with the exception of localised strolling conditions at three measurement locations (3, 
78 and 123). Wind conditions during the summer season are ‘calmer’ with no strolling conditions and 
a greater proportion of the Site suitable for sitting use. 
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10.2.3 There are no instances of strong winds exceeding 15m/s for more than two hours per annum during 
the baseline configuration. 

10. 3 EVALUATION OF SIGNIFICANCE 

Effects During Construction 

10.3.1 For the assessment during the demolition and construction phases, the potential effects have not 
been directly assessed by the wind tunnel tests. Instead, professional judgement has been used to 
assess likely wind conditions during this stage of the development informed by the conditions at the 
site in the presence of the existing buildings, and the development. 

10.3.2 This approach is taken as it would not be practical to carry out wind tunnel testing for all interim 
stages of construction and demolition, and there are not anticipated to be long periods of partial 
construction while the site is occupied. For the development, wind conditions during interim phases 
of construction would be expected to transition from those of the baseline site through to those of the 
completed and occupied development. 

Effects During Operation 

Configuration 2: Development with existing surrounding buildings 

10.3.3 The Development was wind tunnel tested with existing surrounding buildings during the windiest 
season and the summer season at both ground floor level and terrace level. 

10.3.4 Wind conditions on Site became generally windier than the baseline during the windiest season, as 
is expected with the introduction of a tall building. Conditions range from being suitable for sitting use 
to being suitable for strolling use. During the summer season ground level wind conditions range 
from being suitable for sitting to standing use with the exception of two measurement locations (3 
and 14) suitable for strolling use. Terrace level locations are suitable for sitting use with a single 
measurement location 171) suitable for standing use. 

Thoroughfares 

 Thoroughfares approaching the Development are generally consistent with those of the 
baseline, that is, predominantly suitable for standing use during the windiest season. The 
Development has a direct, permanent, negative effect on measurement location 1, which, in 
the wake of the Development is windier by one category than in the baseline. As this is a 
thoroughfare location, the strolling conditions in this area are of no significance and 
conditions suitable for standing are a minor beneficial effect on pedestrian usage; 

 Wind conditions at the Ascot Road pedestrian access to the Development and routes through 
the Development are suitable for a mix of standing and strolling use during the windiest 
season which constitute a direct, permanent, negative effect on the existing wind conditions. 
As this is a thoroughfare the effects of a mix of strolling and standing conditions on pedestrian 
use are of no significance to minor beneficial; 

 During the summer season thoroughfares approaching the Development are suitable for a 
mix of sitting and standing use, which represents a direct, permanent, negative effect on the 
existing Ascot road conditions. The effect on pedestrian use will be of no significance to minor 
beneficial. 

 Access to the Development from Ascot Road has conditions suitable for a mix of sitting, 
standing and strolling use. These conditions are a direct, permanent, negative effect of the 
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Development. Strolling use conditions are suitable for thoroughfare locations and as such the 
effect on pedestrian use will be major beneficial to of no significance. 

Entrances 

 Entrance locations are considered to have acceptable wind conditions when suitable for 
standing use. Two entrances to the Development are one category too windy during the 
windiest season, being in the vicinity of strolling conditions. Wind conditions at entrances 
represented by measurement locations 19 and 46 will have a minor adverse effect on 
pedestrian usage; 

 The entrance adjacent to measurement location 20 is recessed 1.8m behind colonnades and 
is therefore expected to be sheltered from the strolling use conditions at measurement 
location 20. The effect of conditions suitable for standing would be of no significance to 
pedestrian use of this entrance; 

 Entrances not explicitly referenced are in areas suitable for sitting and standing use during 
the windiest season. These wind conditions would have a minor beneficial effect to being of 
no significance to the pedestrian use; 

 During the summer season all entrance locations will be in the vicinity of sitting or standing 
use conditions and as such the effect of wind conditions on pedestrian use will be of no 
significance to being minor beneficial. 

Amenity Space 

 Areas at ground floor level likely to be utilised as amenity spaces during the summer season 
are predominantly suitable for standing use with conditions suitable for sitting in the most 
sheltered areas. Expansive wind conditions suitable for standing use are one category too 
windy for an amenity space and as such these conditions would represent a minor adverse 
effect to no significance on pedestrian use of the area; 

 Roof terraces on Block B are suitable for sitting during the summer season, with the exception 
of a single measurement location representing an area to the south-west of the terrace. These 
conditions are suitable for the intended pedestrian use and as such there is no significance 
to pedestrians from the wind conditions. 

Strong Winds 

 Winds exceeding 15m/s for more than 2 hours per year are located at measurement locations 
14, 162 and 164. Locations 162 and 164 are not expected to be accessible and therefore 
there is no significance to strong winds at these locations. Measurement location 14 is located 
between Block A and Block B on a thoroughfare. Minor exceedance of this threshold on a 
thoroughfare is not expected to cause significant nuisance to pedestrian and as such 
conditions will have no significance on pedestrian use of the area. 

Configuration 3: Development with cumulative schemes 

10.3.5 The development was wind tunnel tested with cumulative schemes during the windiest season and 
the summer season at both ground floor level and terrace level. 

10.3.6 Cumulative scheme included on the wind tunnel model: 

 Croxley Rail Link Cassiobridge Station. 
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10.3.7 Further cumulative schemes are expected to emerge as part of the Croxley View/Ascot Road 
Masterplan. It has not been possible to assess the effects of these developments at the present time 
due to a lack of design detail. As the design of cumulative schemes within 360m of the Development 
mature, the effects of those schemes on the wind microclimate of the Development could be 
assessed through further wind tunnel testing. 

10.3.8 Wind conditions on Site are similar to Configuration 2 (Development with existing surrounding 
buildings) during the windiest season. Conditions generally range from being suitable for sitting use 
to being suitable for strolling use, with conditions at a single measurement location (14) acceptable 
for walking use. During the summer season ground level wind conditions are the same as in 
Configuration 2, ranging from being suitable for sitting to standing use with the exception of two 
measurement locations (3 and 14) suitable for strolling use. Terrace level locations are suitable for 
sitting use with a single measurement location 171) suitable for standing use. 

Thoroughfares 

 Thoroughfares approaching the development are consistent with those of the baseline, that 
is, predominantly suitable for standing use during the windiest season. The development has 
a direct, permanent, negative effect on measurement location 1, which, in the wake of the 
development is windier by one category than in the baseline. As this is a thoroughfare location, 
the effect of strolling conditions in this area is of no significance conditions suitable for 
standing use a minor beneficial effect on pedestrian usage; 

 Wind conditions at the Ascot Road pedestrian access to the development are predominantly 
suitable for standing use, with an area of walking conditions in the vicinity of measurement 
location 14. These conditions will have a minor beneficial and minor adverse effect on 
pedestrian activity respectively; 

 Routes through the development are suitable for a mix of standing and strolling use during 
the windiest season. As this is a thoroughfare, the effects of a mix of strolling and standing 
conditions on pedestrian use are of no significance to minor beneficial; 

 During the summer season thoroughfares approaching the development are suitable for a mix 
of sitting and standing use therefore the effect on pedestrian use will be of no significance to 
minor beneficial; 

 Access to the development from Ascot Road has conditions suitable for a mix of sitting, 
standing and strolling use. Strolling use conditions are suitable for thoroughfare locations and 
as such the effect on pedestrian use will be major beneficial to of no significance. 

Entrances 

 Wind conditions at entrance locations are similar to those in Configuration 2 (Development 
with existing surrounding buildings) and as such two entrances to the development are one 
category too windy during the windiest season, being in the vicinity of strolling conditions. 
Wind conditions at entrances represented by measurement locations 19 and 46 will have a 
minor adverse effect on pedestrian usage; 

 The entrance adjacent to measurement location 20 is recessed 1.8m behind colonnades and 
is therefore expected to be sheltered from the strolling use conditions at measurement 
location 20. The effect of conditions suitable for standing would be of no significance to 
pedestrian use of this entrance; 
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 Entrances not explicitly referenced are in areas suitable for sitting and standing use during 
the windiest season. These wind conditions would have a minor beneficial effect to being of 
no significance to the pedestrian use; 

 During the summer season all entrance locations will be in the vicinity of sitting or standing 
use conditions and as such the effect of wind conditions on pedestrian use will be of no 
significance to being minor beneficial. 

Amenity Space 

 Areas at ground floor level likely to be utilised as amenity spaces during the summer season 
have similar conditions to Configuration 2, predominantly suitable for standing use with 
conditions suitable for sitting in the most sheltered areas. Expansive areas with wind 
conditions suitable for standing use are one category too windy for an amenity space and as 
such these conditions would represent a minor adverse effect to no significance on pedestrian 
use of the area; 

 Roof terraces on Block B are suitable for sitting during the summer season, with the exception 
of a single measurement location representing an area to the south-west of the terrace. These 
conditions are suitable for the intended pedestrian use and as such there is no significance 
to pedestrians from the wind conditions. 

Cassiobridge Station 

 The Cassiobridge station platforms are proposed to be located atop the existing Croxley 
railway embankment and bridge over Ascot Road to the north of the Site. Wind conditions 
with the Development built out are up to one category windier than those in the baseline during 
the windiest season, which constitutes a direct, permanent, negative effect on the local 
microclimate. A mix of sitting and strolling conditions on a platform (as measurement locations 
3 and 4 respectively) represent no significance to a minor adverse effect on pedestrian usage. 

 3m high fences with canopies and 2.5m high fences are proposed to the north and south of 
the platform in the platform design. These features would be expected to improve conditions 
such that the effect of the Development on pedestrians is of no significance during the windiest 
season. 

Strong Winds 

 Winds exceeding 15m/s for more than 2 hours per year are located at measurement locations 
14, 162 and 164. Locations 162 and 164 are not expected to be accessible and therefore 
there is no significance to strong winds at these locations. Measurement location 14 is located 
between Block A and Block B on a thoroughfare. Minor exceedance of this threshold on a 
thoroughfare is not expected to cause significant nuisance to pedestrian and as such 
conditions will have no significance on pedestrian use of the area. 

10. 4 SCOPE FOR MITIGATION 

10.4.1 In locations were wind conditions were not suitable and found to have an adverse effect on the 
intended pedestrian usage, measures to improve condition have been qualitatively assessed and are 
detailed below. 

Thoroughfares 
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10.4.2 Installing planters on the stairway with non-deciduous trees of 4-7m in height would be expected to 
provide beneficial shelter to the area by breaking up the westerly winds flowing up the stairs between 
Block A and Block B. Trees on the stairway have been incorporated as part of the Landscaping 
Strategy. 

Entrances 

10.4.3 The entrance adjacent to measurement location 19 should have the shelter provided by the 
colonnades increased such that the entrance is recessed at least 1.5m from the outer façade. 
Alternatively, screens 1.5m by 2m in height located either side of the entrance or dense soft 
landscaping such as shrubs or hedges in planters totaling at least 2m in height would be expected 
to provide additional shelter. 

10.4.4 The entrance at measurement location 46 is one category too windy for an entrance. It is expected 
that wind conditions at this entrance could be improved by recessing the entrance at least 1.5m from 
the western façade line, installing screens 1.5m by 2m in height either side of the entrance or dense 
soft landscaping such as shrubs or hedges in planters totalling at least 2m in height. 

Amenity Space 

10.4.5 A varied landscaping scheme making use of trees 3-6m in height and hedges or shrubs 0.5-1.5m in 
height providing shelter from westerly winds flowing between Block A and Block B would be expected 
to improve wind conditions in the amenity spaces at the centre of the proposed development. 

10. 5 EVALUATION OF SIGNIFICANCE OF RESIDUAL EFFECTS 

10.5.1 Wind conditions outside the Site boundary during Configuration 2 (Development with existing 
surrounding buildings) and Configuration 3 (Development with cumulative schemes) are similar to 
those in the Baseline configuration (existing Site with existing surrounding buildings). 

10.5.2 Measurement location 3 and measurement location 4, located on the railway embankment to the 
north of the Site, are the location of the proposed Croxley Rail Link Cassiobridge station platforms. 
These locations are subject to a minor adverse effect by the Development. Mitigation inherent to the 
station design is expected to improve wind conditions at these locations such that the effect of the 
Development is of no significance. 

10.5.3 Conditions at measurement location 1 are made windier by the Development in Configuration 2 and 
Configuration 3. The effect on pedestrian is of no significance and as such further mitigation is not 
necessary. 

10. 6 MONITORING 

10.6.1 If entrances to the Proposed Cassiobridge station are located in the vicinity of measurement location 
1 or measurement location 2 wind conditions would be one category windier than suitable for the 
intended pedestrian use. As this would constitute a minor adverse effect to pedestrian use, measures 
to improve wind conditions in this area would be necessary. 

10.6.2 Measures expected to improve wind conditions at entrances to the Cassiobridge station from Ascot 
Road should include the use of porous screens 1.5m wide by 2m tall or dense shrubs in planters no 
less than 2m in total height. 
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