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Non-Technical Summary Ascot Road  

Introduction 

This document provides a non-technical summary of the Environmental Statement prepared in respect of a 
planning application submitted by Orion (Cassiobridge) Limited for the comprehensive redevelopment of land 
at Ascot Road, Watford. The Environmental Statement has been prepared following consultation with Watford 
Borough Council (WBC), Hertfordshire County Council (HCC), statutory consultees, interested parties and the 
general public on the proposed development, together with technical investigations and research which have 
informed an assessment – known as an Environmental Assessment – of the likely environmental effects of the 
development. 
 
Methodology 
 
The requirement for an Environmental Assessment of proposed developments originates from European 
Community Directives 2011/92/EU requiring developers to provide information on the likely significant 
environmental effects of particular  ‘projects’ which – set out in an Environmental Statement – must be 
considered by the ‘determining authority’ before making a decision on a planning application. The Directives 
are implemented in the UK by the Town & Country Planning (Environmental Impact Assessment) Regulations 
2011 (as amended) which set out the statutory provisions in respect of the content of an Environmental 
Statement and identify the minimum requirements for information reasonably required to assess the 
environmental effects of a development and to be included in a Statement. 

The Proposals 

The Environmental Assessment considers the likely significant environmental effects of the development 
proposed in a planning application to WBC for which the formal ‘description of development’ is: 
  

“Redevelopment of the site to provide a mixed use scheme including 485 residential units (Class C3), 

900sq.m (GIA) of retail units (Class A1 and/or A2 and/or A3 uses), 193sq.m (GIA) community floorspace 

(Class D1/D2), with associated cycle parking, car parking, playspace, landscaping and public realm 

improvements”. 
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The Baseline Environment  

The ‘baseline environment’ – the local or ‘host’ existing environment as it currently exists – which is potentially 
subject to effects from the development. The baseline environment is the environment against which any effects 
are assessed are broadly outlined below. 

An understanding of the baseline environment has been informed by an analysis of the history of the site and 
immediate surroundings, walkover surveys and various technical assessments which include consideration of 
previous uses, together with consideration of local planning policy designations and other national, regional and 
local planning policy matters relevant to the development.  The identification of the baseline environment and 
similarly the identification of likely significant environmental effects have been informed by extensive 
consultations.  

The application site is demarcated by the red line boundary below and is approximately 1.58 hectares (3.9 
acres). 

 

Assessment of Alternatives 
 
The Regulations governing the scope and content of an Environmental Statement require an “outline of the 
main alternatives studied by the applicant and an indication of the main reasons for his choice, taking into 
account the environmental effects”. 
 
A ‘do nothing’ scenario on the site is not an option for Orion (Cassiobridge) Limited given the location of the site 
and the aims of LBW.  The approach to the consideration of alternatives has been informed by adopted and 
emerging policies and the emerging Masterplan for the application site, and by detailed analysis of the site and 
its surroundings. The alternative options for layout and design have been considered taking into account the 
pre-application consultation responses of the WBC and HCC, key stakeholders; information generated from 
technical assessments in the design development process including sunlight, daylight and overshadowing; 
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microclimate wind and consideration of adjoining properties and uses, in particular the effect of the development 
on Ascot Road and new Metropolitan Line station and ground floor of the development. 
 
The Design & Access Statement submitted within the planning application provides further detail on the 
evolution of both layout and individual buildings.  
 
Scoping 
 
Following agreement of a requirement for Environmental Impact Assessment, the process of identifying the 
likely significant environmental effects of the proposed development requiring investigation - and the 
‘environmental topic areas’ to be included within the Environmental Statement - was undertaken and informed 
by a number of means including: 

 reference to Schedule 4 to the Regulations, ‘Information to be included in an Environmental Statement’ 
Part I and Part II; 

 consideration of adopted Development Plan policies within the Local Plan; 

 consideration of emerging Development Plan policies and proposals;  

 a  review of the planning application and other development history of the site and surroundings;  

 consultation with WBC in respect of environmental topic areas likely to require assessment through the 
submission of a request for a formal Scoping Opinion; 

 consultations between technical consultants and Officers of WBC and future consultees to a planning 
application and consultation with the general public and other interested parties; & 

 a review of various existing technical reports and historic investigations. 
 

Through these means, the significant environmental effects required to be investigated – and those issues not 
considered to be required to be assessed to the same level of detail – were identified.   

 

Potential Effects on the Environment  
 
Those ‘environmental topic areas’ considered through the ‘scoping exercise’ to be most likely to be the subject 
of, or source of, likely significant effects and subjected to technical assessments are as follows: 

 Heritage, Townscape & Visual Impact Assessment; 

 Daylight, Sunlight and Overshadowing; 

 Transport;  

 Microclimate - Air Quality;  

 Microclimate – Wind; 

 Ground Conditions and Contamination; 

 Water Resources, Hydrology and Flood Risk; 

 Noise & Vibration; 

 Ecology; & 

 Socio Economic Effects. 

These various assessments have been supplemented with; a summary of the residual significant environmental 
effects – that is the effects following any necessary mitigation; consideration of any interrelationships between 
any of the identified effects; and an assessment of the likely significant cumulative effects of the proposed 
development in combination with other developments. 

An Energy Statement is included as the Technical Appendix 3.1. As these documents are strategic and support 
the planning application the focus is on targets and future infrastructure decisions rather than detailed building 
design considerations. 

A summary of the methodologies and assessments of the potential effects of the development upon each of 
these environmental topic areas is provided in the following sections. 
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Heritage, Townscape and Visual Impact Assessment 

Volume II of the Environmental Statement assesses the townscape, visual and heritage effects of the proposed 
development at Ascot Road. The townscape and visual effects and heritage effects are considered separately 
within this assessment. 

The methodologies employed for the Townscape & Visual Impact Assessment (TVIA) and Heritage Impact 
Assessment (HIA) are appropriate to the nature and scale of the proposed development and are based on 
relevant published guidelines. The TVIA Study Area extends in a 4km radius from the centre of the site and the 
HIA Study Area extends in a 1km radius from the centre of the site. 

The application site comprises a 1.58Ha. L-shaped parcel of land containing a large industrial warehouse 
building with associated plant buildings. The only trees within the site are located on the eastern boundary, 
separated from the industrial unit by concrete retaining walls. The application site falls wholly within WCAS 
Character Area 29D, but is bordered by WCAS Character Area 25A and WCAS Character Area 38B. 

The application site is bounded to the north by the disused Croxley Branch Line railway; to its southeast by 
Ascot Road Free School; to its east by Westfield Community College; and to its west by Ascot Road. There are 
a number of residential developments in proximity to the application site, the notable exceptions being a 
Morrissons supermarket to the south of the application site and a number of business parks to the west and 
southwest of the application site. 

The River Gade and Grand Union Canal are located approximately 200m to the west of the application site and; 
Croxley Common Moor (SSSI) is located approximately 900m to the southwest of the application site; and 
Cassiobury Local Nature Reserve and Cassiobury Park are located approximately 600m to the north of the 
application site. 

The existing site is well contained visually, with views from the east and west filtered by vegetation bordering 
and in close proximity to the application site; views from the north screened by railway line embankments, 
residential apartments and a ‘Big Yellow’ storage facility; and those from the south screened by the Morrissons 
supermarket and vegetation which surrounds its car park areas. 

There are no nationally designated heritage assets close to the application site. The following designated sites 
of national interest or undesignated heritage assets are located within the HIA Study Area: 

 
Listed Buildings 

 Cassio Bridge Lock Number 78 (Grade II – List Entry 1100841); 

 Main block at Watford Boy’s Grammar School (Grade II – List Entry 1175749); 

 Cassio Bridge Lodge (Grade II – List Entry 1348088); 

 Master’s House at Watford Boy’s Grammar School (Grade II – List Entry 1348117); 

 Cassio Bridge Lock House (Grade II – List Entry 1348238); and 

 Watford Station (Grade II – List Entry 1393965) 
 
Registered Parks and Gardens (England) 
 

 Cassiobury Park (Grade II Park – List Entry 1000219). 
 
Non-Designated Heritage Assets 
 

 Former Sun Printers clock tower; 

 195-199 Rickmansworth Road; 

 Methodist Church, Whippendell Road; 

 Rembrandt House, Whippendell Road; and 

 Clarendon Muse, Rickmansworth Road. 
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The site at Ascot Road is promoted under Policy SPA6 of the Watford Local Plan (Core Strategy 2006 – 2031), 
as a potential site to increase in density and within Chapter 9 of the SADMP as a location that is considered 
appropriate for development of taller residential buildings of up to 50 metres in height. 

The anticipated reactivation of the Croxley Rail Link and development of Cassiobridge Station, immediately to 
the north of the application site, are considered relevant to the proposed development and form part of the 
baseline for this assessment. 

 
Proposed Development 

 

The proposed development will comprise 485 new residential dwellings (Class C3); 900m² GIA of retail (Use 
Class A1 / A2 / A3); 193m² GIA of community facilities (Class D1/D2); and associated car parking, cycle parking, 
public realm, play facilities and landscaping. 

Proposed buildings will be clad primarily using a traditional light brick, with darker colours applied on the other 
architectural features will generally range from 6 storeys to 10-storeys in height, the exception being the 24 
storey height Block A Tower. 

The proposed public realm is built around three core values of enhancing green infrastructure; improving 
connectivity; and place-making. The strategy establishes five specific character areas to create a hierarchy of 
different spaces, where each space relates to adjacent buildings and their edges. 

The proposed development includes a number of ‘built in’ townscape and visual mitigation measures, as follows: 

 

 2.4m high site hoarding, to screen ground level demolition and construction activities; 

 use primarily of a light coloured brickwork, which it is considered will be more comfortably assimilated 
into the skyline; 

 inclusion of a publicly accessible landscaped area of public realm; and 

 buffer vegetation, including native plant species, on the land adjoining Westfield Community College 
and Ascot Road Community Free School. 

 
No mitigation measures, over and above the built in mitigation measures identified above, are proposed as part 
of the development. 

 
Townscape Effects 

 
The proposed development is assessed to result in an effect of Minor significance and Adverse consequence 
on the physical townscape of the site and its immediate surroundings during the demolition and construction 
stage, as the works are adjudged to temporarily damage the existing townscape and introduce elements which 
are uncharacteristic to the pre-existing townscape. The proposed development is however assessed to result 
in an effect of Moderate significance and Beneficial consequence on this receptor during the operational stage, 
as the change is considered to reflect planning policy and will introduce architecture and public realm which will 
positively contribute to the local surroundings and which are considered to enhance the pre-existing townscape. 
 
The proposed development is similarly assessed to affect the character of the townscape into which the 
application site falls (WCAS Townscape Character Area 29D), resulting in an effect of Minor significance and 
Adverse consequence during the demolition and construction phase and of Minor significance and Beneficial 
consequence during the operational stage; the reduced significance reflecting the fact that physical change 
would be isolated within the northeast part of this character area. 
 
It is assessed also, despite the fabric of these character areas being materially unaffected, that the proposed 
development will result in effects of Minor significance and Adverse consequence on HLCA Landscape 
Character Area 5 (Croxley Moor) and of Moderate significance and Adverse consequence on HLCA Landscape 
Character Area 11 (Lower Gade Valley). These effects are attributable to tall buildings, as a consequence of 
the proposed development, being visible from locations within these character areas and the effects that this 
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change will have on the visual and sensory perception of these character areas; specifically the extent to which 
HLCA Landscape Character Area 5 is perceived to be visible from the outside and the extent to which HLCA 
Landscape Character Area 11 is perceived to be contained from surrounding areas. These effects are adjudged 
in both instances to be Small in magnitude and applicable during both the short term and long term. 

 

 
 
 
Visual Effects 
 
The proposed development introduces buildings that are appreciably greater in height than exist within the site 
or surrounding townscape currently. This change, although promoted within local policy, increases visibility to 
the application site from the surrounding townscape and increases the number of visual receptors potentially 
affected by the proposed development. 
  
It is assessed that the majority of visual receptors will experience effects of small magnitude and that only those 
receptor groups closest to the site will experience changes of medium or large magnitude, specifically: 

 

 R1 - Residents of Printers Avenue and the Gateway; 

 R2 - Residents of the apartments at Raven Close and to the north of Whippendell Road; 

 R4 – Residents of West Watford (nr. Sydney Road and Whippendell Road); 

 I1 - Employees and visitors to the office development west of Ascot Road; 

 I3 – Employees and visitors to Croxley Green Business Park (nr. Hatters Lane); 

 E1 - Students, teachers and visitors to St Antony’s RC Junior School, Westfield Community 
Technology College and Westfield Community Sport Centre (inc. playing fields); 

 E2 – Students, teacher and visitors to Ascot Road Community Free School; 

 S1 - Shoppers at Morrissons Watford Supermarket; and 

 Cyclists, pedestrians and boat users on the Grand Union Canal and the Grand Union Canal Walk. 
 

Map of Viewpoints in the Heritage, Townscape and Visual Impact Assessment  
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Those receptor groups close to the site (identified above) will experience effects of Moderate significance during 
both the short term and long term (the exception being Visual Receptor I3, which is adjudged to experience 
effects of Minor significance) and that more distant receptor groups will experience effects of Minor significance. 
It is assessed that no receptors will experience effects of Major significance. 
 
It is assessed that effects on all visual receptors during the demolition and construction stage will be of Adverse 
consequence. This judgement is attributable to the proposed construction activities and built form introducing 
elements and features that are considered to detract from the existing visible townscape. 
 
It is assessed that effects on some visual receptors during the operational stage will remain of Adverse 
consequence, specifically: 

 R1 - Residents of Printers Avenue and the Gateway (see Representative Viewpoint 6); 

 R4 – Residents of West Watford (nr. Sydney Road and Whippendell Road); 

 R5 - Residents of West Watford (nr. Linden Avenue, Venice Avenue and Manhattan Avenue); 

 R6 - Residents of Holywell Housing Development, near Chiltern Pines Estate (Representative 
Viewpoint 8); 

 R8 - Residents of Croxley Green (nr. Sycamore Road and Valley Walk); 

 R9 - Residents of Croxley Green (between Watford Road and Baldwins Lane); 

 R10 - Residents of Croxley Green (nr. Links way and Canterbury Way); 

 G1 - Pedestrians and visitors to Croxley Common Moor (inc. users of public footpath Croxley Green 
017 (Representative Viewpoint 10); 

 G2 - Members and visitors to West Herts Golf Club (see Representative Viewpoint 2); 

 G3 - Cyclists, pedestrians and recreational users within Cassiobury Park; 

 G6 - Visitors to Vicarage Road Allotments and Recreation Ground; 

 I1 - Employees and visitors to the office development west of Ascot Road; 

 I3 - Employees and visitors to Croxley Green Business Park (nr. Hatters Lane); 

 E1 - Students, teachers and visitors to St Antony’s RC Junior School, Westfield Community 
Technology College and Westfield Community Sport Centre (inc. playing fields (Representative 
Viewpoint 7); 

 S1 - Shoppers at Morrisons Watford Supermarket; 

 Cyclists, pedestrians and recreational users of the Ebury Way (Representative Viewpoint 9); 

 Cyclists, pedestrians and boat users on the Grand Union Canal and the Grand Union Canal Walk 
(Representative Viewpoints 4 and 5); 

 Users of public footpaths Watford Borough 030 / 031, leading from Cassiobury Park to Grove Mill 
Lane (Representative Viewpoint 3); 

 Members and visitors to Sandy Lodge Golf Club (Strategic Viewpoint 10); 

 Members and visitors to Moor Park Golf Club and Rickmansworth Golf Club; and 

 Users of public footpath Rickmansworth 051 and the London Loop long distance footpath leading 
through Sandy Lodge Golf Club, (Strategic Viewpoint 10). 

 
This judgement is, in most instances, however resultant of tall buildings being introduced into scenes where 
development is currently either not visible or where development of such scale is not currently evident within 
the pre-existing scene (resulting in a loss of view to skyline or landscape beyond); and the judgement that the 
Adverse consequence of this change will be perceived despite the high quality of the architecture and public 
realm, the evident enhancements to local townscape which the proposals are considered to provide and the 
that a landmark gateway building for the new station will be established. It is considered accordingly that such 
a judgement of consequence is likely be concluded for any such development which seeks to increase building 
height within the application site in line with local policy. 

 
It is assessed that effects on the following visual receptors would be of Beneficial consequence during the 
operational stage: 
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 R2 - Residents of the apartments at Raven Close and to the north of Whippendell Road; 

 R3 - Residents of West Watford (nr. Cassiobridge Road, King George Avenue, Queen Mary’s 
Avenue Maythorne Close and The Chase); 

 I2 - Employees and visitors to Watford Business Park (nr. Greenhill Crescent and Caxton Way; 

 E2 - Students, teachers and visitors to Ascot Road Community Free School; and 

 Cyclists and people in vehicles on Rickmansworth Road and Watford Road (A412). 

 
and effects on the following visual receptors will be Insignificant during the operational stage: 
 

 R7 - Residents of the Byewaters Housing Development 

 G4 - Users of West Herts Sports and Fitness Centre (inc. Sports Grounds west of Cassio Road); 

 G5 - Visitors to Vicarage Road Cemetery; 

 G7 - Users of Holywell Community Centre; and 

 Users of public footpath Rickmansworth 054 (leading through Rickmansworth Golf Club). 

 

 
 
Heritage Effects 

 
The proposed development will be visible from the registered historic landscape of Cassiobury Park (1000219) 
and the Grade II listed buildings, Cassio Bridge Lodge (1348088); Cassio Bridge Lock (1100841) and Lock 
House (1348238); Watford Station (1393965) and Watford Grammar School. The proposed development is 
however assessed not to impact on the heritage significance of these designated sites of national heritage 
interest. The proposed development is similarly assessed not to significantly impact the Non- Designated 
Heritage Assets within the HIA Study Area, which are principally recognised for their role as local visual 
landmarks within the townscape. The proposed development, in combination with the Croxley Rail Link works, 
presents an opportunity to enhance the townscape surrounding the former Sun Print Works clock tower; the 
setting of which has previously been eroded by adjoining development. 
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Sunlight, Daylight and Overshadowing 

 
Construction of the development would have a gradually increasing effect on the levels of daylight, sunlight, 
overshadowing and solar glare to residential properties and amenity spaces surrounding the Site as the 
construction progresses. 
 
The retained levels of daylight and sunlight to the surrounding properties fully comply with the guidance set out 
within the Building Research Establishment’s guidelines. With only one isolated notable alteration in daylight, 
the effect of the proposal would be considered acceptable within this urban context.   
 
The development does not cause any losses in sunlight to its neighbours beyond the levels suggested as 
noticeable in the BRE guidelines. 
 
The daylight and sunlight within the development has been maximised where possible through a daylight design 
process.  In some cases, a balance has been reached between the external amenity provided by balconies and 
the daylight and sunlight to the windows they overhang.  Overall the levels of daylight and sunlight within the 
rooms of the development are considered acceptable for accommodation within an urban environment. 
 
Overshadowing to the neighbouring amenity area and to the amenity areas within the proposed development 
have been assessed and are fully comply with the BRE criteria.  
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Transport 

 
The Transport chapter of the ES has established that the development proposal will not result in a significant 
residual impact on the local transportation network, including both pedestrian, cycle, public transport and road 
networks. The restricted car parking strategy will ensure vehicular trip generation from the site is low, with 
alternative transport opportunities being available to residents, allowing them to rely on sustainable modes of 
travel to access essential services, with a range of social infrastructure within close proximity. Whilst the impact 
of the development proposal can be accommodated, a number of mitigation strategies will be implemented, 
including a Travel Plan and the provision of a Car Club, which the applicant will provide funding toward. 
 
The planning application is also supported by a Transport Assessment, which has undertaken a traffic impact 
analysis if the local highway network. The Transport Assessment has established that the impact of the 
development can be readily accommodated, albeit with some minor junction amendments at the Ascot Road / 
Whippendell Road and Ascot Road / Morrisons access roundabout junctions. The Transport Assessment has 
also undertaken a cumulative traffic impact analysis, considering the additional impact generated by committed 
and reasonably foreseeable developments. Should the Ascot Road Masterplan sites adopt a restricted parking 
strategy similar to the subject site, then this additional impact should also be accommodated. The additional 
impact associate with an emerging development proposal at the High Tech site, which has demonstrated that 
a more significant mitigation strategy would be necessary. 
 
The TA has also assessed the traffic impact associated with a scenario where Cassiobridge Station is not 
developed, using more robust vehicular trip rates. The assessment has demonstrated that the minor junction 
amendments continue to mitigate the site specific impact under this scenario and that wider mitigation would 
be necessary to mitigate the cumulative impact associated with the masterplan and High Tech site. 
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Microclimate - Air Quality 

 

This Chapter of the Environmental Impact Assessment (EIA) has described and evaluated the air quality impacts 
of the proposed development in line with current guidance (IAQM & EPUK 2014, 2015) and methodologies. Air 
Quality impacts associated with both the construction and operational phases were considered. 
 
The construction phase assessment considered the impacts of dust on health, visual amenity and ecology. 
 
The operational phase assessment considered the concentrations of key pollutants at sensitive receptors with 
reference to the UK Air Quality Standards, following modelling using a Defra-approved detailed dispersion 
model (ADMS-Roads). 
 
During construction, with the adoption of appropriate mitigation measures, dust emissions are not likely to cause 
any significant on- or off-site impacts. 
 
Modelling has shown that, during the operational phase, the development is unlikely to expose off site receptors 
and future occupants of the site to unacceptable levels of pollution, with and without the proposed Metropolitan 
Line Extension in place. 
 
 

 

 
 
 
 
 
  

Air Quality Monitoring Locations  
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Microclimate - Wind 

 
The objective of this study was to provide a ground and terrace level wind microclimate assessment, based on 
a series of wind tunnel tests, for the Ascot Road development in Watford, UK. 

The report presents a description of the methodology used and the results of three configurations tested in the 
wind tunnel, namely: 

 Configuration 1: Existing Site with existing surrounding buildings; 

 Configuration 2: Proposed Development with existing surrounding buildings; and 

 Configuration 3: Proposed Development with cumulative schemes. 
 

Results are presented in terms of the Lawson developed London Dockland Development Corporation (LDDC) 
criteria with the main focus on the windiest season (generally winter in the UK) and summer season. 

The wind microclimate at the Existing Site (Configuration 1) was found to be suitable for standing and sitting 
use with localised areas suitable for strolling use, as defined by the LDDC criteria during the windiest season. 

With the Proposed Development built out, wind conditions at the Site were generally suitable for the intended 
pedestrian use at entrances and on thoroughfares. Mitigation measures have been suggested to mitigate windy 
conditions at entrances on Block A and Block B.Cumulative schemes within the bounds of the wind tunnel model 
are limited to the development of the new Cassiobridge station as part of the Croxley Rail Link. Wind conditions 
at the Site with cumulative schemes in place are generally similar to those with the existing surroundings with 
the exception of measurement location 14, which is one category windier. To Block A and Block B will require 
mitigation to improve conditions. Likely amenity space at the centre of the Site remain one category too windy. 
The development of a landscaping plan would be expected to improve wind conditions for occupants. 

While some localised mitigation has been suggested where required to reduce windy conditions, the wind 
microclimate around the proposed development is generally suitable for the intended pedestrian use, with 
accessible terraces requiring no mitigation. 

 
Pedestrian Wind Comfort Criteria, Ground Floor Level  
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Ground Conditions and Contamination 

Geology, Hydrogeology and Hydrology 
 
The site is underlain by Made Ground (typically 1m thick) over Chalk (thickness unproven but expected to be 
>50m). The Chalk is weathered near-surface and grades into structured rock below about 12m.   It is a Principal 
aquifer and the site is located within an Environment Agency designated inner source protection zone.  There 
are two potable groundwater abstractions wells within 2km.   
 
Groundwater has been detected below the site at a depth of between about 0.9 and 4.1m below ground level.  
This corresponds to elevations of between about 51.7 and 53.0m above Ordnance Datum (m AOD).  Flow is 
towards the west at a gradient of about 1:10,000.  
 
The River Gade is the nearest surface water course and is situated approximately 150m to the west.  

Contamination  
 
Ground investigations undertaken in 2004 and 2005 identified specific areas of the site to be locally impacted 
by chemical contamination.  This is believed to be associated with the site’s historical use as a printing works 
and comprised:  

 Solvent impact to soil and groundwater in the site’s north-eastern sector.  The principal substance present 
was identified as toluene, with moderately elevated levels of xylene and ethylbenzene. These can be 
grouped as gasoline range organic (GRO) compounds.  

 Heavy distillate hydrocarbons indicative of a weathered diesel or lube oil were detected below the central 
area of the existing warehouse structure.  This is considered to have arisen from local machine pits 
and/or workshops.  

Remediation 

Potentially complete pollutant linkages associated with both human health and controlled water receptors have 
been identified at the site.  Environmental remediation is therefore expected to be undertaken as part of the 
development. This will comprise removal of source material and/or in situ treatment of both soil and 
groundwater.  Additional mitigation such as upgraded gas-resistant sub-floor membranes may also be 
considered. Further actions including dust suppression, use of personal protective equipment, controls on de-
watering activities, and prevention of contaminant migration from construction of deep foundations will also be 
required.   
 
Conclusions  
 
Given the known sources of contamination at the site, together with the environmental sensitivity of the 
underlying aquifer and the proposed residential end use, the overall pre-mitigation risk rating is assessed as 
High.  To address the concerns raised, mitigation measures will include robust remediation to remove / reduce 
the sources of pollution and break the identified contaminant linkages.  

 

 

 

 

 

 



Ascot Road, Watford   Non-Technical Summary 

 

 

14 
 

 

 

 
Water Resources, Flood Risk and Drainage  

 
The site is located within Flood Zone 1 and is therefore considered by the Environment Agency to be at a low 
risk of tidal and fluvial flooding. In addition, no historic instances of tidal or fluvial flooding have been recorded 
in the vicinity of the site.  
 
The risk of flooding from groundwater and artificial sources has also been assessed and found to be low.   
 
The surface water drainage strategy for the development is designed to restrict off-site run-off to public sewer 
to a Greenfield run off rate of 5.0 l/sec.  This is a significant reduction compared with the present day condition 
and is compliant with Hertfordshire County Council guidelines for developers.  The strategy has been designed 
to accommodate the 1 in 100 year storm plus a 40% allowance for climate change.   
 
Soakaway drainage is also proposed to be incorporated into the development as part of the SuDS strategy. It 
is recognized that environmental remediation will need to be undertaken to reduce potential adverse impacts to 
both surface water and ground water resources from contaminant mobilization.  
 
It is anticipated that a Construction Environmental Management Plan (CEMP) will be implemented which would 
include standard measures and procedures to ensure appropriate management of drainage during the 
demolition and construction phases. During occupation it is assumed that the drainage network and Sustainable 
Drainage Systems would be appropriately maintained and managed, to ensure that they remain fit for purpose 
and function appropriately. 

 

 
 

 

 
  

Environment Agency Flood Risk Map  
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Noise & Vibration 

 
This chapter described and evaluated the noise and vibration impacts of the proposed development in line with 
current guidance, legislation and policy frameworks. A noise survey was conducted at the proposed 
development to give an idea of the existing noise climate. 

The operational noise assessment has shown that the new residential development, including external play 
areas, can be adequately mitigated from road and rail noise, to ensure that noise levels do not exceed 
appropriate criteria and a suitable noise environment can be provided for future occupiers. 

Plant noise design limits have been set for external plant installed as part of the new development. 

The road traffic noise assessment has shown changes in traffic flow on the local road network due to the 
proposed development is predicted to have a negligible effect on the existing noise levels. 

Without appropriate mitigation there is potential for short term significant adverse construction noise and 
vibration impacts. However, best practicable means will be adopted to minimise any noise and vibration impacts 
during the construction phase including observing hours of construction, selection of appropriate plant and 
equipment, the use of barriers and enclosures and the implementation of on-site management and monitoring 
of noise and vibration levels. It is expected that this will generally limit any adverse impacts to have a moderate 
adverse effect, although for some dwellings, short term significant adverse impacts may occur, where 
cumulative effects from works on the Croxley rail link are expected. 

 
 

 
 
 
 
 
 
 
 

Baseline Daytime Noise Contour Mapping from Technical Appendix 13.1 
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Ecology  

 
The ecological impacts of the proposed development have been assessed in line with current guidance 
(CIEEM, 2016), legislation and policy frameworks. The ecological assessment for the site is based upon 
information gathered by the Preliminary Ecological Appraisal comprising a desk study and field survey.  

The site is not subject to any statutory or non-statutory ecological designations. The Site is located within the 
Croxley Common Moor Site of Special Scientific Interest (SSSI) Impact Risk Zone. Two statutory designated 
sites, Croxley Common Moor SSSI; and Cassiobury Park Local Nature Reserve (LNR) / Local Wildlife Site 
(LWS), are located 0.9 km and 0.6 km respectively from the Site. There are five LWSs within 1 km of the site.  

On-site habitats at the time of the survey comprised, in order of abundance, buildings and hard-standing, with 
discrete areas of scrub, ephemeral vegetation and scattered trees. Overall the site was considered to have 
limited wildlife value and the habitats were considered to be of local value for nature conservation at most.  

During construction the potential negative effects of the proposed development included habitat loss, 
destruction of bat roosts and bird nests and light disturbance to bats. The potential negative effects during 
operation included increased recreational pressure on local designated sites by new residents and increased 
light disturbance to bats.  

Mitigation measures will be required to minimise the potential negative effects arising from destruction of bat 
roosts during construction, changes in lighting levels during the construction and operational phases and the 
increased used of designated sites by new residents. Specific precautionary measures will also need to be 
taken to avoid impacting roosting bats and nesting birds. 

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

 
Habitat Survey Map from Technical Appendix 14.2 
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Socio Economic Effects 

 
The likely social and economic outcomes of the proposed development have been assessed with regard to 
effects arising from the demolition and construction works and operation of the completed development; 
particularly in respect of employment levels associated with the new residential population on local social and 
community infrastructure. 
 
Approximately 242 Full Time Equivalent jobs will be created by the construction of the development directly on 
site. The completed development would result in a net increase of approximately 51 jobs on-site.  As a result 
the employment effects of the development are assessed to have a minor beneficial effect on the local economy.   
 
The proposed development would provide up to 485 new residential units in total. The residential population 
generated by the completed development is estimated to be approximately 819 residents. 
 
The additional population would result in the need for the equivalent one GPs. However, the Existing Baseline 
Conditions establishes that there is currently capacity available locally.  
 
The proposed development will provide a large area of new public and private open spaces. The site will provide 
a high quality public space which opens up the site to the local area. The development includes features that 
attempt to minimise the incidence of crime such as CCTV, secure design, active street frontages and activity 
generating open spaces and public realm. The residents of the operational development would generate 
additional spending – a significant amount of which will be expected to be captured locally.   

Following mitigation it is expected that all socio-economic aspects for the proposed development will be of minor 
beneficial significance to the local community. 

 
 
 

Children’s playspace within the proposed development 
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Cumulative Effects 
 
The Environmental Assessment process has given consideration to the potential for cumulative effects to arise 
from both a combination of different effects of the development and the effects of the development in 
combination with other developments in the area. The figure below demonstrates potential cumulative effects 
within the surrounding area. 
 
There is a recognised potential, without mitigation, for a combination of adverse effects to potentially arise during 
demolition and construction principally relating to noise and vibration and air quality. Such a combination of 
effects is difficult to quantify but could affect workers and visitors to the site. Site management controls required 
and enforced by planning conditions, together with best practice construction techniques and construction 
management plans to control the individual effects of construction should reasonably be expected to mitigate 
the potential incidence, interaction and magnitude of any such combination of effects.  
 
In respect of the potential for cumulative effects to arise from the effects of the proposed development in 
combination with other developments, a structured approach to identifying developments of a scale and 
proximity to the application site which could give rise to cumulative effects has been undertaken. 
 
Beneficial effects arising from the generation of construction employment are anticipated. Upon completion of 
the proposed development and other developments considered for cumulative purposes, several beneficial long 
term effects may be anticipated to arise. These include delivery of new housing, including affordable housing, 
the creation of new employment opportunities, increased economic activity, the enabling or provision of new 
social infrastructure and the creation of new open spaces and play space which will collectively contribute to 
the wider regeneration of the area.  
 
Further detail in respect of the assessment of cumulative effects can be found in Chapter 16 – Residual Effects, 
Interrelationships and Cumulative Development. 

 

 
 

Cumulative Developments within 500m of the development site 
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Mitigation 

 
The mitigation of potentially adverse environmental effects has been intrinsic to the design process for the 
proposed development and in the consideration of alternative forms of the development as outlined above.  The 
Environmental Assessment process has identified the likely significant effects of the proposed development on 
the environment and, where those are likely to be adverse, also identified measures to mitigate those effects.  
Where effects would otherwise arise from the demolition, construction and operation of the proposals, specific 
mitigation measures have been proposed.  The implementation of mitigation measures can be secured with 
certainty by condition(s) on the planning permission(s) and through site management arrangements embodied 
in a Construction / Environmental Management Plan and other regulatory procedures. 
 
Environmental Assessment and Decision Making  

 
The residual effects of the development upon the environment – following any mitigation considered necessary 
- have been considered in respect of each environmental topic area.  
 
In its determination of the planning application, the determining authority will consider all available 
‘environmental information’ which includes the Environmental Statement but also includes information 
generated by the LBW and provided by statutory consultees and third parties in response to consultation.   
 

The Planning Statement submitted with the application addresses the planning policies relevant to the site and 
sets out the material considerations which need to be taken into account. The research and technical analysis 
of the likely environmental effects of the development and any recommended mitigation recorded in the 
Environmental Statement is provided to inform the determination of the planning application. LBW’s 
consideration of the residual environmental effects of the development will inform its judgement of the overall 
environmental acceptability of the proposals.  
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