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Agenda
Part A – Open to the Public
CONDUCT OF THE MEETING
The committee will take items in the following order:
1. All items where people wish to speak and have registered with Democratic
Services.
2. Any remaining items the committee agrees can be determined without further
debate.
3. Those applications which the committee wishes to discuss in detail.
1.

Apologies for absence

2.

Disclosure of interests

3.

Link to adjourned meeting
The meeting held on 3 March 2021 had to be adjourned due to technical
difficulties. The recording of the section of the meeting that was held can be
found https://aisapps.sonicfoundry.com/AuditelScheduler/Player/Index/?id=8cd57f9d4f44-462d-bdd5-45ec07a77b47&presID=d8ea9df5bc8046ffa980a8c8df91de631d

4.

20/00646/FUL - 15 - 17 Greycaine Road, Watford (Pages 5 - 18)

5.

20/00671/FULM Exchange House (Page 19)
This application has been withdrawn from the agenda.

6.

19/00778/FULM - Land to the North of Thomas Sawyer Way (Pages 20 - 75)

Introduction
Please note that the officer report is a summary of the issues including representations
made and consultation responses. Full details of the applications, plans submitted,
supporting information and documents, representations made, consultation responses
and correspondence can be found on the council’s web based Public Access system using
the application reference or address.
Specific policy considerations for each application are detailed within the individual
reports. The background papers and policy framework listed below have been relied upon
in the preparation of the reports in this agenda.
Background papers
 The current planning applications under consideration and correspondence related
to that application.
 All relevant third party representations and consultation replies received.
Policy Framework
 The Statutory Plans and Supplementary Planning Guidance, together with relevant
Government legislation, Circulars, Advice, Orders, Directions and Guidance listed
below:
Local Planning Documents
Local Development Documents provide the framework for making planning decisions.
These can be found on the Council’s website and include:
 the existing Local Plan which consists of the Core Strategy, saved policies in the
Watford District Plan 2000 and Proposals Map); and
 Supplementary Planning Documents.
County Planning Documents
The Hertfordshire Waste Local Plan and Minerals Local Plan prepared by Hertfordshire
County Council are material considerations alongside the Watford Local Plan. These
documents can be found on the county council’s website.
National Planning Documents
Key legislation can be found using this weblink, including:
 Growth and Infrastructure Act (2013)
 Housing and Planning Act (2016)







Localism Act (2011) and subsequent amendments
Planning Act (2008) and subsequent amendments
Planning and Compulsory Planning Act (2004) and subsequent amendments
Town and Country Planning Act (1990) and subsequent amendments
Town and Country Planning (Local Planning) (England) Regulations 2012 and
subsequent amendments.

National guidance can be found on the government service and information website,
including:
 National Planning Policy Framework (revised February 2019) and supporting
Technical Guidance
 Planning Practice Guidance (PPG) (web based)
 Planning policy for traveller sites
 Relevant government circulars
 Relevant Ministerial Statements (which will be referred to in the individual reports
as necessary)
Section 106 Planning obligations and Community Infrastructure Levy (CIL)
The Council introduced the Community Infrastructure Levy (CIL) with effect from 1 April
2015. The CIL charge covers a wide range of infrastructure as set out in the Council’s
Regulation 123 list, including highways and transport improvements, education provision,
youth facilities, childcare facilities, children’s play space, adult care services, open space
and sports facilities. CIL is chargeable on the relevant net additional floorspace created by
the development. The charge is non-negotiable and is calculated at the time that planning
permission is granted where relevant. Section 106 planning obligations can only be used
to secure affordable housing provision and other site specific requirements, such as the
removal of entitlement to parking permits in Controlled Parking Zones and the provision of
fire hydrants.
Human Rights implications
The Local Planning Authority is justified in interfering with the applicant’s human rights in
order to alleviate any adverse effect on adjoining properties and their occupiers and on
general public amenity. With regard to any infringement of third party human rights,
these are not considered to be of such a nature and degree as to override the human
rights of the applicant and therefore warrant refusal of planning permission.

Agenda Item 4

Committee date
Application reference
Site address
Proposal

Applicant
Agent
Type of Application
Reason for
committee Item
Target decision date
Statutory publicity
Case officer
Ward

Wednesday, 3 March 2021
20/00646/FUL - 15 - 17 Greycaine Road, Watford,
WD24 7GP
Retrospective change of use from Class E (Light Industrial)
to Class B8 (Storage and Distribution) use at 15 Greycaine
Road, permission for a 5 metre high acoustic barrier at 15
and 17 Greycaine Road and retrospective permission for
floodlighting at 15 Greycaine Road.
GAP Group Ltd
Carter Jonas LLP
Full Planning Permission
Number of Objections
Thursday 4 March 2021
Neighbour Letters and Site Notice
Andrew Clarke, andrew.clarke@watford.gov.uk
Tudor

1.

Recommendation

1.1

That planning permission be granted subject to conditions, as set out in
section 8 of this report.

2.

Site and surroundings

2.1

The subject site comprises numbers 15 and 17 Greycaine Road. Together
these two connected sites are 0.91 hectares in size. The sites are located
within the Greycaine Employment Area (E6b) which is allocated for B1
(Business), B2 (General Industrial) and B8 (Storage and Distribution) uses. The
site is subject to an Article 4 direction which removes permitted development
rights to change offices (B1a), light industrial (B1c) and storage and
distribution (B8) into residential use.

2.2

The subject site is on the eastern boundary of the Greycaine Employment
Area, beyond which are the rear garden boundaries of the semi-detached
dwellinghouses on Tudor Walk. This linear boundary which is approximately
150m long is defined by an approximately 2 metre high timber fence and is
lined with trees and hedges.

2.3

The site is not within a conservation area, contains no listed buildings and is
not close to any listed buildings. There are no protected trees within or
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adjacent to the site. Watford North Railway Station is approximately 300
metres walk to the west on Bushey Mill Lane.
3.

Summary of the proposal

3.1

Proposal
This proposal seeks a retrospective change of use from Class E (Light
Industrial) to Class B8 (Storage and Distribution) use at 15 Greycaine Road,
permission for a 5 metre high acoustic barrier at 15 and 17 Greycaine Road
and retrospective permission for floodlighting at 15 Greycaine Road.

3.2

This application would regularise existing development on the site.

3.3

Conclusion
The proposed change of use to storage and distribution is in accordance with
the current employment site designation and is considered acceptable,
subject to the installation of the acoustic barrier and other measures to be
secured by planning condition. The floodlighting is considered to be
appropriate in terms of potential light spillage and would be acceptable. The
proposal would be in accordance with policies within the Development Plan
and is recommended for approval.

4.

Relevant policies

4.1

Members should refer to the background papers attached to the agenda.
These highlight the policy framework under which this application is
determined. Specific policy considerations with regard to this particular
application are detailed in section 6 below.

5.

Relevant site history/background information

5.1

GAP Group operate across both sites at numbers 15 and 17 Greycaine Road.
Number 15 Greycaine Road is 0.64 hectares in size and is to the north of
number 17 which is smaller at 0.27 hectares in size. GAP group are the
freehold owners of 15 and leasehold owners of 17.

5.2

GAP Group have operated a plant and tool hire business from number 17
Greycaine for over 10 years. As such, the current B8 (storage and distribution)
use of number 17 is considered lawful by the passage of time.

5.3

In late 2015 GAP Group acquired the adjacent site at number 15 for their nonmechanical hire business. Prior to being owned by GAP Group number 15
contained a factory building and was used by a business which manufactured
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precision optical instruments. The former use of 15 Greycaine Road for the
manufacture of precision optical instruments is considered to fall in current
use Class E (Commercial, Business and Service). Before Use Class E was
introduced, the use would have been considered B1c (Light Industrial).
5.4

In April 2016 planning permission 16/00177/FUL was refused for the erection
of a maintenance shed on part of the site at 15 Greycaine Road. This
application was refused due to insufficient information about how the
potential for noise would be managed and mitigated, it did not challenge the
principle of employment use on the site. The decision notice invited the
applicant to submit a further application for 15 Greycaine Road accompanied
by a noise survey and appropriate noise mitigation measures.

5.5

Use Class E was introduced on 1st September 2020 by “The Town and Country
Planning (Use Classes) (Amendment) (England) Regulations 2020”. This new
use class grouped former A1 (shops), A2 (financial and professional services),
A3 (Food and Drink), B1 (Business) with selected D1 (Non-residential
institutions) and D2 (Assemble and Leisure) uses. In relation to permitted
development rights these amended use class regulations state that use classes
in effect prior to 1st September 2020 will be the ones used until the 31st July
2021. Use Class B8 (storage and distribution) is unchanged by the amended
use class order.

5.6

Pre-application advice was sought prior to the submission of this application.
The proposal was amended following submission in response to officer
feedback. The amended proposal was re consulted upon. The site is currently
the subject of a long standing planning enforcement investigation owing to
the unauthorised nature of the use.

6.

Main considerations

6.1

The main issues to be considered in the determination of this applications are:
(a) Principle of the use
(b) Design and impact on local character
(c) Access and transport
(d) Impact on amenity of adjoining residential properties
(e) Environmental considerations

6.2

(a) Principle of the use
The current use of 15 Greycaine Road for which permission is now sought is
considered to constitute a B8 (Storage and Distribution) use which is the same
as the established use at number 17. Policy E1 of Watford’s District Plan 2000
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sets out that a change of use to storage and distribution (B8) uses within the
Greycaine Employment area will be supported in principle, provided that
there is good vehicle access and the proposed development does not give rise
to unacceptable levels of traffic, noise or pollution. As such, the principle of
the use is considered to accord with policy E1, subject to consideration of
detailed matters.
6.3

(b) Design and Impact on local character
The eastern boundary of the subject sites is shared with numbers 37 to 79
(odds) Tudor Walk. The boundary is approximately 150m in length and lined
with trees and hedges. The garden lengths of these neighbouring properties
vary considerably. Number 37 Tudor Walk, the property with the shortest
garden has a garden depth of approximately 20m from the rear wall of the
dwelling. Number 79 has the longest garden at approximately 65m.

6.4

The proposed acoustic barrier would be 150m in length and 5 metres in height
spanning the entire eastern boundary of both numbers 15 and 17 Greycaine
Road. It would be set back between 3 to 5m within the subject site along the
entire length. Within the 3 to 5 metre gap, trees would be retained and an
additional 17 trees and climbing ivy planted, softening the appearance of the
barrier. Details of the external appearance of the barrier including its finished
colour will be secured by condition within 2 months of any approval of
planning permission.

6.5

The separation distance between the properties on Tudor Walk relative to the
height of the acoustic barrier and floodlights is considered to be acceptable in
terms of scale, not causing any unreasonable loss of light or outlook to the
rear of these properties. The proposed barrier at five metres in height would
be a similar height to industrial warehouse structures which are common
throughout the Greycaine Employment Area and would be of a scale and
visual appearance that would be appropriate within the wider context of the
industrial estate.

6.6

(c) Access and transport
The Greycaine Employment Area has good vehicle access from both the M1
and A41 which suits a storage and distribution use. The site is close to
Watford North Railway Station and bus stops on St Albans Road which provide
good transport connections for employees. The access to the site is
considered sufficient to accord with policy E1 of the Watford District Plan.

6.7

(d) Impact on amenity of adjoining residential properties
The two main factors with the potential to impact on residential amenity of
dwellings on Tudor Walk, are noise and light.
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6.8

Noise
Policy SE22 of Watford’s District Plan 2000 relates to noise and states that the
Council will seek to ensure the separation of noise sensitive uses from noisegenerating development or from areas where there are future potential
sources of noise. However, Policy SE22 goes on to state where separation
cannot be achieved, the Council may impose conditions or obligations to
mitigate the effect of noise nuisance by reduction at the source, design and
layout, or by limiting times of operation. The existing and historic situation
finds an established residential neighbourhood in close proximity to a
designated and protected employment area and therefore separation
between these uses cannot be achieved. The application proposes mitigation
at source that can be secured through condition, which is supported in
principle by Policy SE22 as a way of ensuring these uses can mutually continue
in close proximity.

6.9

MAS Environmental Ltd were appointed by the applicant to provide a
summary noise impact assessment for numbers 15 and 17 Greycaine Road.
Although the study considers mitigation for both sites it should be considered
that the use of number 17 is lawful and could continue without the mitigation
currently proposed if planning permission were not to be granted. The
assessment provides a summary noise impact assessment following the
methodology set out in (British Standard) BS4142:2014. An environmental
noise survey was undertaken at the site to establish current site noise levels,
noise sources and existing background and ambient sound levels in the area.
This was undertaken in August 2019, before the current Covid 19 restrictions.
Key noise sources identified in the survey were used to generate a noise map
of the site and therefore design mitigation suitable for achieving acceptable
levels of impact at nearby residential dwellings.

6.10

Typical daytime background sound levels uninfluenced by activity at the GAP
site were in the region of 42dB (decibels) at ground floor level. General site
activity, such as loading and unloading equipment, resulted in average noise
levels in the region of 50-54dB. When generators were running near to the
survey microphone higher site noise levels in the region of 62-65dB were
measured. Noise levels within the 62-65dB range are typical of a commercial
area or in a busy road.

6.11

Compared to the existing situation, the acoustic barrier proposed would
provide a significant improvement in noise levels to nearby dwellings. The
difference in levels between rated (site) noise and background sound would
represent a minimum reduction of a halving of loudness and indicates that
substantial reductions in noise impact would be achieved.
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6.12

Council Environmental Heath officers, who reviewed the noise report noted
that as modelled the acoustic barrier does not prevent the occurrences of
noise at a level which could potentially cause a nuisance to the upstairs rooms
of some adjacent properties with shorter gardens. For this reason a condition
which prevents unneighbourly noise at the site during night time hours
between 11pm and 7am was suggested by Environmental Health officers.

6.13

The planning statement suggests that the GAP sites typically operate from
07:30 – 18:00 Monday to Friday although on occasion they work slightly
outside of these hours or at weekends. The typical hours of operation of the
current occupier are reasonable. However, if planning permission were to be
granted unconditionally there would be no guarantee that either the current
occupier or any future occupier would not wish to operate the site for longer
hours in future. Given the potential to cause a noise nuisance to neighbouring
residents if this were to happen a condition is recommended which would
restrict activity at 15 Greycaine Road to between the hours of 0700 to 2000 on
Mondays to Saturdays and 1000 to 1700 on Sundays and Bank Holidays only.
These hours of operation are considered to strike a reasonable balance in
ensuring appropriate flexibility to allow the current and any future business to
continue operating within this designated employment site whilst also
preventing unreasonable harm to the amenity of neighbouring residents
during unsocial hours.

6.14

Within the planning statement the applicant has proposed additional noise
mitigation measures. These measures include the replacement of tonal
reverse alarms with white noise reverse alarms on all vehicles operating at or
visiting the site and the replacement of the pressure washer currently used at
15 Greycaine Road with a quieter model that has the same sound power level
(or lower) as that of the electric pressure washer currently used at 17
Greycaine Road. These measures will be secured by condition.

6.15 The GAP sites and the surrounding Greycaine Employment area is typified by
industrial, noise generating uses which are not subject to any operational
restrictions covering their use or hours. Undoubtedly, the historic juxtapositioning of the Employment Area with residential uses can create levels of
noise disturbance to residential occupiers beyond what might be expected
elsewhere. The proposed acoustic barrier would improve the current situation
with regards to noise and should be suitable to ensure that during the day
time noise levels are appropriate within that context. However, if excessive
noise, beyond what can be considered reasonable for the context is
experienced this can be investigated by the Council’s Environmental Health
team.
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6.16 It is therefore considered that the proposed acoustic barrier, together with a
suitable hours of operation condition, that would reasonably mitigate the
effect of noise is in accordance with Policy SE22 of Watford’s District Plan
2000.
6.17

Light
Policy SE23 of the Watford District Plan 2000 relates to light and states that
external lighting proposals will only be approved where it can be
demonstrated that the lighting minimises the potential pollution from glare
and light spillage and would not have an adverse impact on residential
amenity.

6.18

Herrington Consulting Ltd were appointed by the applicant to provide an
external light impact assessment for numbers 15 and 17 Greycaine Road.
Their assessment considers glare and light spillage outside of the site and
impacts to residential windows on the rear of the adjacent properties on
Tudor Walk.

6.19

Ten floodlights have been erected within 15 Greycaine Road. Although other
external lighting does exist on the sites these floodlights are the primary
consideration. Of the 10 new floodlights, 5 are along the eastern boundary
with Tudor Walk, close to the proposed acoustic barrier. These floodlights
each have a pair of 150 watt LED lights fixed to them, fixed at an angle of 25
degrees off horizontal facing into the site. The floodlights would only be used
when ambient lighting conditions dictate, typically when twilight falls.

6.20

The floodlighting scheme has been analysed using modelling to calculate
potential light spill around the site. Given that the floodlighting is directed into
the site, and the presence of the acoustic barrier, illuminance levels would be
low at the boundary of the site. The impact to the rear windows of the
dwellings on Tudor Walk would be negligible.

6.21

(e) Environmental considerations
Hayden’s Arboricultural Consultants Ltd were appointed to provide a tree
protection plan and a tree planting plan for numbers 15 and 17 Greycaine
Road. The plan assesses the condition of the existing trees, their constraints
upon the prospective acoustic barrier and the necessary protection and
construction specifications required to allow their retention. None of the trees
within or adjacent to the site are covered by Tree Protection Orders.

6.22

The primary constraint in attempting to erect an acoustic barrier is the conflict
in space between the ideal location of the installation and the location of the
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existing trees. Significant lengths of the fence will intrude within the root
protection areas of retained trees, though this intrusion is limited and would
not harm the health of the trees. The solution proposed allows the majority of
trees to be retained and for a straight run of fencing. The most significant
trees are also to be retained.
6.23

Two cherry trees, one ash tree and a line of eleven cypress trees would be
felled to permit construction of the barrier. In compensation for this loss the
tree planting schedule indicates that ‘Boston Ivy’ would be planted at 15
locations along the fence and seventeen cypress trees would be planted in a
position close to those being removed, though further away from the barrier.
The ivy would climb the barrier over time softening the appearance of the site
from the neighbouring gardens. The existing and new planting would be
maintained by GAP.

6.24

The loss of trees is considered acceptable on the basis that new planting
would be introduced and it would facilitate the construction of an acoustic
barrier. The tree protection plan and the tree planting plan will form approved
documents within any approval.

7

Consultation responses received

7.1

Internal Consultees
Name of Internal
Consultee
Arboricultural Officer

Comment

Officer Response

Loss of trees accepted
subject to the proposed
replanting.
Environmental Health Support the acoustic
barrier, though suggested
hours condition to prevent
night time working which
could cause a noise
disturbance.
7.2

Noted.

Conditioning hours of
operation is addressed in
paragraph 6.12 – 6.13.

Interested Parties
Letters were sent to 143 properties in the surrounding area. 32 Objections
were received in response. The main comments are summarised below, the
full letters are available to view online:
Comments

Officer response
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Use of the site by
GAP for Storage and
Distribution

The B8 (Storage and Distribution) use would be
acceptable in principle within the Greycaine
Employment Area (E6b) subject to no significant
detrimental effects on surrounding amenities.

Hours of operation

Restricting the hours of operation is not considered
appropriate. This is discussed in the paragraph 6.13.
The measures proposed by this application would
significantly reduce noise levels at the neighbouring
dwellings and are discussed in paragraphs 6.8 – 6.16.
The lighting would not cause any significant harm to
neighbouring dwellings. This is discussed at paragraphs
6.17 – 6.20.
The closest distance from the rear of any house to the
acoustic barrier is 20 metres. This distance would not
cause any significant loss of outlook or light.
The additional planting is considered to sufficiently
compensate for the loss of trees. This is discussed at
paragraphs 6.21 – 6.24.

Noise to
neighbouring
residential dwellings
Lighting

Loss of outlook / light
from dwellinghouses
on Tudor Walk
Loss of trees

8

Recommendation
That planning permission be granted subject to the following conditions:
1. Details of Acoustic Barrier
Details of the proposed acoustic barrier, which shall be 5m in height above
ground level and have a minimum sound reduction value of not less than
30dB, including its external appearance, shall be submitted to the Local
Planning Authority within a period of 2 months commencing on the date of
this permission. The approved acoustic barrier shall be constructed within 4
months of the date that it is approved by the Local Planning Authority.
Reason: To regularise the existing unauthorised use and to safeguard the
residential amenity of nearby dwellings on Tudor Walk.
2. Approved Drawings and Documents
The development hereby permitted shall be carried out in accordance with
the following approved drawings and documents:
 Site Location Plan
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 Existing Site Plan. Drawing Number: J0037354_002_C. By: Carter Jonas.
Dated: 19.06.20.
 Proposed Site Plan. Drawing Number: J0037354_003_D. By: Carter
Jonas. Dated: 03.12.20.
 Site Sections. Drawing Number: J0037354_004_A. By: Carter Jonas.
Dated: 19.06.20.
 Access and Movement Plan. Drawing Number: J0037354_005_D. By:
Carter Jonas. Dated: 03.12.20.
 Planning Statement. By: Carter Jonas. Dated: June 2020
 Topographical Survey. By: Carter Jonas. Dated 15/05/2020
 Transport Survey. Document Reference: 2005-014/TS/01. By: Transport
Planning Associates. Dated: June 2020
 Summary Noise Impact Assessment. Document Reference:
GAPWat201210. Dated: 10th December 2020. By: MAS Environmental
 External Lighting Impact Assessment. Dated 22nd May 2020. By:
Herrington Consulting
 Tree Protection Plan. By: Hayden’s Arboricultural Consultants. Revision:
B. Dated 11/12/2020
 Drawing Number: 8147-D-TPP-Final Option. By: Hayden’s Arboricultural
Consultants. Revision: B. Dated: 08.12.20
 Tree Planting Scheme. Drawing Number: 8524-D-TPS. By: Hayden’s
Arboricultural Consultants. Dated: 15.12.20
 Ecology Report. Document Reference: 4957 – 17 Greycaine Road –
Ecology Letter – 2006-12gg.doc. By: Eight associates.
Reason: For the avoidance of doubt and in the interests of proper planning.
3. Hours of Operation
The hours of activity which would be audible from the site boundary at 15,
Greycaine Road hereby permitted shall be restricted to between the hours of
0700 to 2000 on Mondays to Saturdays and 1000 to 1700 on Sundays and
Bank Holidays only.
Reason: To protect the amenity of adjacent residential uses in accordance
Policy SE22 of Watford’s District Plan 2000.
4. Noise
The following noise minimisation measures, as noted in section 4.19 of the
Planning Statement shall be implemented within a period of 3 months
commencing on the date of this permission:
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 Replacement of tonal reverse alarms with white noise reverse alarms
on all vehicles operating at or visiting the site.
 Replacement of pressure washer currently used at 15 Greycaine Road
with a quieter model that has the same sound power level (or lower) as
that of the electric pressure washer currently used at 17 Greycaine
Road.
Reason: To protect the amenity of adjacent residential uses in accordance
with Policy SE22 of Watford’s District Plan 2000.
5. Planting
The planting depicted on drawing number: 8524-D-TPS shall be carried out not
later than the first available planting and seeding season after completion of
the acoustic barrier. Any trees or plants whether new or existing which within
a period of five years die, are removed or become seriously damaged or
diseased shall be replaced in the next planting season with others of similar
size and species, or in accordance with details approved by the Local Planning
Authority.
Reason: In the interests of the visual appearance of the site, in accordance
with Policy UD1 of the Watford Local Plan Core Strategy 2006-31.
Informatives
1.
2.
3.
4.

IN907 – Positive and proactive statement
IN910 – Building Regulations
IN911 – Party Wall Act
IN912 – Hours of Construction
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Site Location Plan
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Proposed Site Plan
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Proposed Cross Sections
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Agenda Item 5
DEVELOPMENT MANAGEMENT COMMITTEE
3 March 2021
UPDATE SHEET

Item 5 - 20/00671/FULM – Exchange House, 60 Exchange Road

WITHDRAWAL FROM AGENDA
The applicant has requested that the planning application be withdrawn from the
agenda to allow time to explore whether some of the issues raised in the committee
report can be more suitably addressed. Officers have accepted this request and the
application is withdrawn from consideration at this meeting.
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Agenda Item 6

Committee date
Application reference
Site address
Proposal
Applicant
Agent
Type of Application
Reason for
committee Item
Target decision date
Statutory publicity
Case officer
Ward

3 March 2021
19/00778/FULM - Land To The North Of Thomas Sawyer
Way
Amendment to the affordable housing mix of the
committee resolution for approval dated 1 April 2020
Watford Health Campus Partnership
Mr Nick Green, Savills
Variation to s106 heads of terms
Variation to previous committee resolution for approval
dated 1 April 2020
4 March 2021
None Required
Andrew Clarke, andrew.clarke@watford.gov.uk
Vicarage

1.

Recommendation

1.1

That the terms of the s106 Agreement previously agreed by the committee on
1 April 2020 be amended to change the affordable housing provision from 67
units to secure a minimum of 62 units comprising a minimum of:






12 x 3 bed 5 person social rented maisonettes
8 x 3 bed 5 person social rented houses
32 x 3 bed 5 person affordable rented houses
5 x 2 bed 4 person shared ownership flats
5 x 2 bed 3 person shared ownership flats

2.

Site and surroundings

2.1

The application site, of 2.15 hectares, is located to the north of Thomas
Sawyer Way and to the south of the Vicarage Road Football Stadium. To the
east of the site is Occupation Road and to the west is the site of the approved
Multi Storey Car Park. The site is to be accessed by a new road from the
roundabout on Thomas Sawyer Way.

3.

Summary of the proposal

3.1

Proposal
The Committee on 1 April 2020 resolved to grant planning permission for the
redevelopment of the site to provide 192 dwellings and a community centre,
with associated landscaping, amenity space and access, subject to the
entering into of a s106 agreement to, amongst other things, make provision
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for 67 affordable housing units and also subject to a number of conditions.
The report to Committee on 1 April 2000 is attached as Appendix 1.
3.2

The applicant has requested that the affordable housing provision to be
secured as part of the s106 agreement be varied from that approved by the
committee. As the s106 agreement has yet to be finalised and planning
permission formally issued, this report seeks approval for the original
resolution to be amended to take into account the requested variation.

4.

Main considerations

6.1

Affordable housing provision

6.2

The affordable housing and overall tenure previously approved was:
Units
Market
Affordable Rent
Social Rent
SO
Total

6.3

1 Bed

2 Bed
39
0
0
0
39

3 Bed
25
0
0
10
35

61
44
13
0
118

% of
% of
Total
scheme affordable
125
65 n/a
44
23
66
13
7
19
10
5
15
192
100
100

The amended affordable housing and overall tenure is:
Units
Market
Affordable Rent
Social Rent
SO
Total

1 Bed

2 Bed
39
0
0
0
39

3 Bed
25
0
0
10
35

66
32
20
0
118

Total
130
32
20
10
192

% of
% of
scheme affordable
68 n/a
17
52
10
32
5
16
100
100

6.4

These amendments would secure seven additional 3 bedroom, 5 person Social
Rented units, the type of unit considered highest priority by Watford Borough
Council’s housing service. The numbers of Affordable Rented would be
reduced by twelve, resulting in five fewer affordable housing units overall. The
number of Shared Ownership units remains unchanged. Watford Borough
Council’s housing service support this amendment. This mix is broadly in line
with policy HS3 of Watford’s Core Strategy, though is more in line with
emerging draft local plan policy HO3.3 which reflects current housing needs. A
plan showing the amended housing tenure mix is at Appendix 2.

6.5

The amended mix would deliver 35% affordable housing by habitable room,
which is 32% by unit. This percentage difference is due to the larger units
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being affordable. This compares to 38% by habitable room and 35% by unit
previously. The affordable housing provision with 35% by habitable room is
complaint with Policy HS3 of the Core Strategy and is therefore considered
acceptable.
7.

Additional consultation responses received

7.1

Internal Consultees
Name of Internal Consultee
Housing

8.

Comment
The housing service supports the
provision of additional social rented
units.

Recommendation
That the terms of the s106 be amended as follows:
i)

To secure a minimum of 62 units of the development to be Affordable
Housing units comprising a minimum of:






12 x 3 bed 5 person social rented maisonettes
8 x 3 bed 5 person social rented houses
32 x 3 bed 5 person affordable rented houses
5 x 2 bed 4 person shared ownership flats
5 x 2 bed 3 person shared ownership flats

And that all other heads of terms of the s106 agreement and conditions as set
out in the previous resolution dated 1 April 2020 remain as originally
approved.
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DEVELOPMENT MANAGEMENT
VIRTUAL DISCUSSION MEETING
(DELEGATED OFFICER DECISION)

1 April 2020
7.00 pm
Town Hall

Contact
Ian Smith
democraticservices@watford.gov.uk
01923 278323
website.
Publication date: 24 March 2020
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Committee Membership
Councillor P Jeffree (Chair)
Councillor S Johnson (Vice-Chair)
Councillors N Bell, K Collett, F Ezeifedi, M Mills, J Pattinson, I Sharpe and M Watkin

Agenda
Part A Open to the Public
1.

Apologies for absence

2.

Disclosure of interests

3.

Minutes
The minutes of the meeting held on 4 March 2020 to be submitted and signed.

CONDUCT OF THE MEETING
The attached document sets out the procedure for this virtual discussion meeting and
delegated decision.
4.

19/00778/FULM - Land To The North Of Thomas Sawyer Way (Pages 7 - 52)

5.

19/01432/VAR - Land at 136, Langley Road (Pages 53 - 65)

6.

19/01411/VAR - 8 Oxhey Road (Pages 66 - 76)
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Introduction
Please note that the officer report is a summary of the issues including representations
made and consultation responses. Full details of the applications, plans submitted,
supporting information and documents, representations made, consultation responses
Public Access system using
the application reference or address.
Specific policy considerations for each application are detailed within the individual
reports. The background papers and policy framework listed below have been relied upon
in the preparation of the reports in this agenda.
Background papers
The current planning applications under consideration and correspondence related
to that application.
All relevant third party representations and consultation replies received.
Policy Framework
The Statutory Plans and Supplementary Planning Guidance, together with relevant
Government legislation, Circulars, Advice, Orders, Directions and Guidance listed
below:
Local Planning Documents
Local Development Documents provide the framework for making planning decisions.
website and include:
the existing Local Plan which consists of the Core Strategy, saved policies in the
Watford District Plan 2000 and Proposals Map); and
Supplementary Planning Documents.
County Planning Documents
The Hertfordshire Waste Local Plan and Minerals Local Plan prepared by Hertfordshire
County Council are material considerations alongside the Watford Local Plan. These
website.
National Planning Documents
Key legislation can be found using this weblink, including:
Growth and Infrastructure Act (2013)
Housing and Planning Act (2016)
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Localism Act (2011) and subsequent amendments
Planning Act (2008) and subsequent amendments
Planning and Compulsory Planning Act (2004) and subsequent amendments
Town and Country Planning Act (1990) and subsequent amendments
Town and Country Planning (Local Planning) (England) Regulations 2012 and
subsequent amendments.
National guidance can be found on the government service and information website,
including:
National Planning Policy Framework (revised February 2019) and supporting
Technical Guidance
Planning Practice Guidance (PPG) (web based)
Planning policy for traveller sites
Relevant government circulars
Relevant Ministerial Statements (which will be referred to in the individual reports
as necessary)
Section 106 Planning obligations and Community Infrastructure Levy (CIL)
The Council introduced the Community Infrastructure Levy (CIL) with effect from 1 April
2015. The CIL charge covers a
Regulation 123 list, including highways and transport improvements, education provision,
and sports facilities. CIL is chargeable on the relevant net additional floorspace created by
the development. The charge is non-negotiable and is calculated at the time that planning
permission is granted where relevant. Section 106 planning obligations can only be used
to secure affordable housing provision and other site specific requirements, such as the
removal of entitlement to parking permits in Controlled Parking Zones and the provision of
fire hydrants.
Human Rights implications
The Local Planning Authority
order to alleviate any adverse effect on adjoining properties and their occupiers and on
general public amenity. With regard to any infringement of third party human rights,
these are not considered to be of such a nature and degree as to override the human
rights of the applicant and therefore warrant refusal of planning permission.
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Virtual Development Management Control information

Conduct of the Meeting
1. This discussion is virtual in that it is being conducted at no specific location and all
participants are at various locations, communicating via audio and online.
2. Due to the current legislation, committee meetings cannot be held in a virtual
format. Accordingly, any decisions taken here, will be those of certain specially
delegated officers, but in consultation with the elected committee members and
having had regard to their views. Those delegated officers are: the Interim Group
Head of Place Shaping, the Head of Development Management and the
Development Management Team Leader. Only one of those officers will make a
decision; we have included the ability for more officers to take the decisions for
resilience purposes.
3. The meeting will comprise the usual members of the Development Management
Committee or their notified substitutes. The discussion will be chaired by the usual
chair of Development Management Committee or the vice chair.
4. Members of the public will be entitled to register under the usual procedure for
speaking at Development Management Committee and will be given a link to the
meeting. Other members of the public who wish to hear the discussion but do not
wish to speak must notify Democratic Services by email to
mailto:democraticservices@watford.gov.uk no later than 4:00 p.m. on 1 April 2020
and they will be provided with a link to listen in.
5. The Chair will open the discussion by confirming who is present: The members of
the committee, or their substitute will then introduce themselves, then the council
officers present, then members of the public or ward councillors who have
registered to speak at this meeting. Members of the public who have registered to
speak will be called on by the Chair to address the meeting when the item they have
registered to speak is being discussed. They will have the usual time of up to 5
minutes. They will not be entitled to take part in the discussion. Any other persons
who are listening in are welcome to listen but they are not entitled to take any active
part in the meeting. The chair has the discretion to remove any member of the
public from the discussion if they interrupt, try to engage in the discussion, or are
abusive having been warned about their behaviour.
6. Before addressing the meeting, each person will be asked to state their name.
Please also show respect to each other and do not talk over someone who is already
speaking. Please put on the mute button if you are not speaking as otherwise it can
get difficult to hear what is being said.
7. The meeting will proceed in the following order:
i) All items where people wish to speak and have registered with Democratic
Services.
ii) Any remaining items.
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8.

9.

The Chair will state the item to be discussed and ask the planning case officer to give
a brief description of the item and advise of any updated information not available in
the agenda report. If a member of the public has requested to speak the chair will
then ask them to speak. If any ward councillor has requested to speak the chair will
then call on them to speak.
The chair will then ask if any members of the committee wish to speak.
Members should give their name if they wish to speak and the chair will then call on
each member as indicated.
At the end of the discussion the chair will sum up the views of the members.
The officer will then make the decision having
comments. The officer will also give reasons for their decision. If having heard the
views of the committee they are of view they are unable to make a decision they can
defer it.

10.
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Committee date
Application reference
Site address
Proposal

Applicant
Agent
Type of Application
Reason for
committee Item
Target decision date
Statutory publicity
Case officer
Ward
1.

Wednesday, 1 April 2020
19/00778/FULM - Land To The North Of Thomas Sawyer
Way
Redevelopment of the site to provide 192 no. residential
dwellings (Class C3), comprising of 62 no. flats and 130 no.
houses, and a community centre (Class D1) alongside
associated landscaping, amenity space, access and
parking. (Amended description and amended plans
received 16th March 2020)
Watford Health Campus Partnership
Mr Nick Green, Savills
Major Full Planning Permission
Major Application
29th May 2020 (To allow for S106 legal agreement)
Notification to Secretary of State, Site Notice and local
paper publications, to include Environmental Impact
Assessment (EIA) notifications
Paul Baxter, paul.baxter@watford.gov.uk
Vicarage

Recommendation
Approve subject to conditions and S106 Heads of Terms as set out in section 8
of this report.

2.

Site and surroundings

2.1

The application site, of 2.15 hectares, is located to the north of Thomas
Sawyer Way and to the south of the Vicarage Road Football Stadium. To the
east of the site is Occupation Road and to the west is the site of the approved
Multi Storey Car Park (MSCP) (Ref 18/01383/FULM). The site is to be accessed
by a new road (permission Ref 18/01349/FUL) from the roundabout with
Thomas Sawyer Way.

2.2

The application site consists of land forming part of the former allotments and
land currently used as surface car parking for Watford General Hospital and
Watford Football Club staff. The site and context include significant ground
level changes with ground levels reducing from north to south making the site
lower relative to the stadium and elevated relative to Thomas Sawyer Way
and the south of the Riverwell zone.
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2.3

The site is not within a conservation area and does not encompass any listed
buildings. The site is within Flood Zone 1 (low risk) however is in ground water
source protection zone 1 which is high risk.

3.

Summary of the proposal

3.1

Proposal

3.2

The application was originally included on the Development Management
Committee agenda for the meeting held on 5 February 2020. The application
was withdrawn from the agenda at the request of the applicant in order to
allow more time to make further amendments to the design of the proposal
and finalise the provision of affordable housing. In summary, the following
changes have been made to the proposals since February.
The terrace along the northern edge of the site has been reconfigured to
address issues with natural light and outlook.
The terrace along the northern edge has been extended toward the north
east to improve natural surveillance of the car-parking areas.
The 4-bedroom houses adjacent to the multi-storey car-park have been
replaced with stacked 3-bedroom maisonettes.
Units reconfigured to improve overlooking of the area in the northwestern corner of the site.
-toFurther work has been undertaken on the gable ends across the scheme
to improve the architecture, natural light and surveillance.
Affordable housing is now confirmed as 35% by unit.
-toReduction in car-parking spaces from 169 to 167 spaces.

3.3

Notwithstanding the above amendments, the application continues to seek
planning permission for the redevelopment of the site to provide 192
dwellings and a community centre, with associated landscaping, amenity
space and access. The development is to follow ground works to reduce the
gradient of the site slopes and to erect a 6m high retaining wall at the north
end of the site to the stadium (pending application 19/00779/FULM). An 8
storey building to wrap south and east sides of the car park to contain a
community centre of 397sqm at ground floor and 50 flats (39 x 1bed and 11 x
2bed).

3.4

The proposals include 130 terrace houses as follows:
Size

Number
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2 Bed 4 Person
3 Bed 5 Person

24
106
Total 130
Figure 1: Accommodation schedule for houses
3.5

Total residential provisions:
Beds
1 Bed
2 Bed

3 Bed

Size/type
1 Bed 2 Person Flat
2 Bed 3 Person Flat
2 Bed 4 Person Flat
2 Bed 4 Person House
3 Bed 5 Person Maisonette
3 Bed 5 Person House

Number
39
6
5
24
12
106

Total
39
35

118
192

Figure 2: Total Accommodation Schedule
3.6

The development proposes affordable housing provision of a minimum of 67
units (35% by unit) comprising:
12No. x 3 bed 5 person social rented maisonettes
1 No. x 3 bed 5 person social rented house units
44No. x 3 bed 5 person affordable rented houses
5No. x 2 bed 4 person shared ownership flats
5No. x 2 bed 3 person shared ownership flats

3.7

Conclusion
The development for housing and a community centre is fully in accordance
with the Special Policy Area (SPA3) aspirations for the site and the Riverwell
project. The development offers an innovative approach to create family
housing at a high density and offers a policy compliant level of affordable
housing. The development proposes a high quality design approach that
responds positively to the site constraints, addresses and screens the
approved multi storey car park and would create a new residential family
quarter for the town.

4.

Relevant policies
Members should refer to the background papers attached to the agenda.
These highlight the policy framework under which this application is
determined. Specific policy considerations with regard to this particular
application are detailed in section 6 below.
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5.

Relevant site history/background information

5.1

Riverwell Masterplan
The parcel of land to which this application relates forms part of the wider
Watford Riverwell site (formally known as Watford Heath Campus). This
project within a Special Policy Area (SPA3) has been progressing for a number
of years and has an extensive planning history. The most relevant aspects of
this are set out below.

5.2

On 6th January 2015, an application for the new Health Campus masterplan
(excluding former allotment site) was approved:
Ref. 14/00511/OUTM Hybrid planning application for the development of a
mixed-use health campus accessed from the approved access road
comprising:
1. Outline element for the construction of new hospital/healthcare
accommodation, together with business, retail, office, food and drink,
hotel, and leisure uses, and up to 681 new dwellings, safeguarding of
land for the expansion of Laurance Haines primary school, new public
spaces, play space and landscaping, associated car parking, access
roads, footways and cycleways.
2. Detailed element (business area south) for the construction of three
industrial business units together associated vehicle and cycle parking,
site landscaping and the creation of a new wildlife area.

5.3

A separate outline planning application (14/00512/OUTM) was also submitted
in April 2014 for the Farm Terrace Allotments site, however this was held in
abeyance and has not been determined. The allotments have since been
formally deallocated.

5.4

The outline permission was not implemented and proposals for different parts
of the area have proceeded as individual full planning applications.

5.5

Farm terrace Allotments
The designation of the former allotments at the north of the site was removed
dated 26 May 2016 to allow for the Health Campus Scheme. High Court and
Judicial Review challenges were unsuccessful. The former allotments are
deallocated.

5.6

History for North side of Thomas Sawyer Way
To the north side of Thomas Sawyer Way, there is the following relevant
history:
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5.7

An application for enabling works and a new access road to serve a new multi
storey car park and this site (Ref 18/01349/FUL) was granted conditional
planning permission in December 2018.

5.8

The erection of a multi storey car park (Ref 18/01383/FULM) was granted
conditional planning permission in March 2019.

5.9

This application for 192 dwellings and community centre has been submitted
alongside a separate application for the enabling works to the land at the site
under reference 19/00779/FULM. The application for enabling works has not
yet been determined.

5.10

Pre-application discussions
The Riverwell project and this development have been subject to extensive
pre-application discussions between the applicant and planning officers.

5.11

Environmental Impact Assessment
In accordance with the Town and Country Planning (Environmental Impact
Assessment) Regulations 2017 it was determined that an EIA was required for
the development due to its potential cumulative environmental impacts. The
issues for consideration by an Environmental Statement are to include ground
conditions, water resources/flood risk assessment, air quality and socio
economics. Minor amendments have been made to the proposals since they
were submitted as a planning application. However, officers have considered
the potential impacts of these minor design changes and are satisfied that
that they would not result in a need to amend the assessment of potential
effects set out within the submitted Environmental Statement.

5.12

History for the South side of Thomas Sawyer Way
The south side Land to the South of Thomas Sawyer Way has the following
history:
Trade City Ref 15/01246/FULM Development of 12 industrial units
was granted February 2016.
Woodlands- Ref. 17/00178/FULM Development of 95 flats with
associated landscaping, amenity space, access and parking on the land
immediately to the northwest of the application site granted November
2017.
Mayfield - Ref. 17/01543/FULM - Development of 253 Bed Care home
granted April 2018.
Waterside Ref. 17/01511/FULM Development to provide 408
residential dwellings.
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Planning permission to allow works to prepare the site for the Mayfield
and Waterside developments, including soil remediation and
obstruction removal, (Ref. 17/01162/FULM) was granted planning
permission in January 2018.
6.

Main considerations

6.1

The main issues to be considered in the determination of this application are:
(a) Principle of the development
(b) Layout, scale and design
(c) Dwelling mix
(d) Quality of residential accommodation
(e) Impacts on surrounding properties
(f) Affordable housing provision
(g) Transport, access and servicing
(h) Car and cycle parking
(i) Environmental considerations
(j) S106 Contributions and CIL

6.2

(a) Principle of the development

6.3

Policy SPA3 (Health Campus) of the Watford Local Plan Core Strategy 2006-31
has as its objective to deliver a major mixed use development of this area
including homes and community facilities. The proposed development is fully
in accordance with this objective.

6.4

The overall redevelopment of the former Health Campus site, now known as
Riverwell, is also supported in principle in accordance with the approved
outline permission which includes the southern end of this application site.
The northern section of the application site (former allotments) was not
included within the approved outline permission, however, following the
deallocation of the allotment site the development of this land is also
acceptable in principle.

6.5

In general terms, the provision of new homes on brownfield land is also
supported by policy HS1 of the Core Strategy and Chapter 5 of the NPPF. The
provision of a community centre is supported by policy TLC2 of the Core
Strategy and Chapter 7 of the NPPF.

6.6

(b) Layout, scale and design
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6.7

The housing design and layout has been approached with an innovative
format and, with regard to successful comparable schemes, proposes higher
density family houses making an efficient use of the site whilst providing much
needed family housing.

6.8

The site layout as a grid formation creates a typical street pattern but with the
benefit of communal amenity areas between many of the terraces. A
vehicular route runs through the site however other key routes into and
through the site are pedestrian only. The development has good pedestrian
permeability with access from the west, a pedestrian link to Occupation Road
to the east and road and pedestrian links to the south to the planned school,
to Cardiff Road and leading to the southern Riverwell zone.

6.9

The built form of the development is in two broad elements. Firstly, flatted
development of between 4 and 8 storeys wrapping around the approved multi
storey car park (MSCP). This has been the intended approach to visually
screen the car park and to successfully address this challenging edge
condition. This height is appropriate in relation to the MSCP, stadium and
hospital buildings to the north and west of the site but without being over
dominant to the remainder of the site. The community centre would be well
designed in respect of its strong frontage into the development and its flexible
layout to facilitate many community uses. The 4-storey element along the
eastern edge of the MSCP would comprise stacked maisonettes and provides
a suitable scale to transition between the MSCP and the lower rise terraces
across the remainder of the site.

6.10

The second building form is terraced houses which provides the majority of
the development. There would be five different housing types providing a mix
of 2 and 3-bedroom homes. The majority of the terraced houses are,
however, of 3 storeys with flat roofs. The terrace nature and height of the
buildings responds successfully to the strong form of the 2 storey terraces
which characterise this area of Watford and as seen at Liverpool Road and
Cardiff Road to the east of the site.

6.11

The buildings are of a contemporary design, with various projecting and
recessed elements, which will create a strong pattern and rhythm along the
new streets. This rhythm will be further created by the stepped nature of
many of the houses and blocks as they respond to the ground level changes.

6.12

With the close separation distances of these buildings, the articulation of the
spaces between the buildings will be key in the creation of a successful place
which does not feel over dominated or cramped by the close proximity of the
buildings. The hard and soft landscaping proposals shown in the Design and
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Access Statement are of significantly high quality. This landscaping will provide
some attractive and usable communal open spaces and some pleasant vistas
through many parts of the site.
6.13

The applicant has made a number of changes to the proposals, postsubmission, to improve the public realm throughout the site to ensure that it
will be a safe and attractive environment for residents. The northern terrace
has been realigned and more windows have been introduced to gable ends
across the site to improve natural surveillance of the public realm. The
composition of fronts and backs to the terraces has been reviewed to ensure
that the buildings are legible and appropriately address the hierarchy of
streets and spaces across the site. Further landscaping has also been
introduced to soften areas of inactive frontage improving the street
environment. These changes have resulted in an improved quality of urban
design across the site and officers are satisfied that the proposals will result in
a successful residential environment for families.

6.14

(c) Dwelling mix
Policy HS2 of the Core Strategy seeks for developments to provide a suitable
provides a significant and welcomed proportion of family homes with 130
units (68%) of the development being family sized houses. Of those, 106 are 3
bedroom houses providing the most needed dwellings for the town. These are
supported by 12 x 3-bedroom stacked maisonettes which would also provide
high quality family accommodation

6.15

Although the layout and amenity areas of these family homes are not
traditional, having generous private roof terraces or balconies to compensate
for smaller ground floor garden areas, the dwellings would allow for
comfortable family living and the development location and layout has the
potential to create a strong community based around family homes.

6.16

(d) Quality of residential accommodation
The design approach for the development has deviated from some key
guidance points of the Residential Design Guide (RDG) to allow for the higher
density for houses. The approach has, however, sought to achieve residential
amenity in more innovative ways as has been achieved in the comparable
schemes detailed in the Design and Access Statement. The approach is
considered to make efficient use of the site to deliver family homes whilst
maintaining appropriate standards of residential amenity.

6.17

Privacy
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Residential design standards suggest minimum distances between new
dwellings of 22m back to back and 11m for private gardens. The approach of
this development sees a tighter layout of the houses with mutual distances
below the minimum guidance. As a result, there would be a higher than
expected level of mutual overlooking to almost all the habitable room
windows of all dwellings within the development.
6.18

Site opportunities and design details have sought to mitigate some of this
overlooking. The position of the windows of opposite dwellings have been off
set to create angled rather than direct overlooking. The ground level changes
also mean that there would be some stagger between opposite blocks further
offsetting the windows. The significant trees in the communal areas between
the blocks will also provide screening and a greater sense of privacy. These
features will successfully reduce some potential for overlooking. As seen in
comparable schemes, it is also considered that this higher degree of mutual
overlooking will be an expected general feature of the development and
would not constitute harm to future occupiers.

6.19

Internal Space and Layout
All residential properties will comply with the minimum floorspace of the
nationally described space standard. The internal layout of the houses is
arranged vertically with 3 or 4 storeys to each house however this
arrangement retains opportunities for typical family living.

6.20

Light and outlook
As discussed, the applicant has amended the proposals to ensure that the new
homes enjoy suitable levels of natural light. The applicant has sought to
increase the number of dual aspect homes, and where single aspect cannot be
avoided they have sought to minimise the number of homes that would have
a northerly aspect. Of 192 homes proposed only 20 would have a solely
northern facing aspect. 12 of these homes would be the stacked maisonettes
which have been sited to screen the MSCP and could not therefore have been
avoided. Given the constraints of the site, the proportion of solely northern
aspect units is considered acceptable.

6.21

19 houses would have a solely south facing aspect. These homes would enjoy
sufficient natural light. 11 of these homes are within the northernmost terrace
adjacent to the retaining wall with the stadium. Again, the constraint of the
retaining wall means it would not be possible to locate dual aspect dwellings
in this location without introducing extremely compromised rear gardens.
However, relocating this terrace against the retaining wall has resulted in a
more generous greenspace in front of these homes, ensuring a suitable form
of outlook and greater privacy to these units.
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6.22

A sunlight and daylight assessment has been undertaken on the original
proposals in accordance with BRE standards. The amendments to the
proposals would possibly improve daylight and sunlight standards so this
assessment is considered to represent a worse-case scenario. The assessment
found that 48 of the 703 habitable rooms of the development (7%) would not
meet the minimum standard for daylight (Average Daylight Factor referred to
as ADF below).

6.23

For the single aspect flats, there are 6 units with reduced ADF to the
kitchen/living/dining areas of each flat. This is mainly due to the deep nature
of the single aspect rooms and the recessed nature of the glazed doors to
these rooms to allow for the recessed balconies. The rooms would also be
south east facing meaning that overall they would have suitable amenity. It is
also noted that the single aspect arrangement of these flats is the only
solution option for this side of the car park.

6.24

Within the original proposals, the other 42 rooms with lower than standard
daylight (ADF) are the ground floor kitchen/living/dining rooms of the
terraced houses. On this basis, whilst some parts of the affected dwellings
would have lower levels of natural light, the upper floors would still meet or
exceed the guidance. The applicant has also introduced roof terraces to some
of those properties affected at lower level to provide greater opportunity to
enjoy natural light. Overall, it is considered that the levels of natural light
across the development would be acceptable within the context of providing
high density family housing.

6.25

In order to prevent overlooking to the neighbouring property at No70 Cardiff
Road, 5 dual aspect houses at the south east corner of the development will
have a window solution that provides light but no outlook to the first floor
bedroom at the rear of the house. This would be the smallest of three with
the light and outlook to the two main bedrooms provided from the front. As
such, it is not considered that this arrangement would undermine the
reasonable living environment of these dwellings.

6.26

Private and communal amenity area
The layout of the dwellings sees family houses without typical private rear
gardens and with private amenity areas below the minimum guidance of the
RDG. The design approach for the development has instead included
communal gardens between the terraces with excellent landscaping proposals
to include informal play space and community gardening opportunities.
Where the backs of dwellings face onto these spaces it will be important that
an appropriate level of activity and overlooking is maintained. The backs of
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these properties would provide direct access onto these spaces and therefore
in practice occupiers may choose to use the backdoor when leaving the
property depending on the destination of their journey. The applicant has
indicated boundary treatments to the back gardens that would also maintain
a visual connection to these spaces. The final detailed design of these
boundary treatments would be secured by condition.
6.27

As well as the communal areas, all houses and most flats also include areas of
private amenity space consisting of balconies, roof terraces, front terraces
and/or rear courtyards. Although these are below the RDG garden standards
and are not of a typical nature for family houses, these areas will be of
sufficient space to allow for family use opportunities such as outdoor dining.
The layout of these amenity areas, leading from the main living areas and/or
from the master bedrooms, mean that these are well located for maximum
use. As such, the approach to create smaller private gardens with larger
communal garden space is supported for this development.

6.28

Noise Disturbance
The football stadium, the approved multi storey car park, the proposed
community centre and the general activity and traffic of the area will create
noise and activity that could create noise disturbance to the dwellings within
the development. This may particularly affect the dwellings at the north of the
site.

6.29

The noise impact assessment assesses all of these impacts other than the
community centre impact. This assessment has been undertaken to include
noise measurements at the site taken during a home match at the adjacent
stadium. This concludes that, subject to the noise attenuation measures, the
dwellings in the vicinity of the stadium would not experience unreasonable
noise disturbance for other than short periods of time and that this is not
harmful to amenity. These attenuation measures will be secured by condition.

6.30

The assessment concludes that the dwellings backing onto the MSCP, with
windows facing the opposite direction, would not experience detrimental
noise impact. The assessment does not, however, include consideration of the
proposed community centre and the potential for the noise impact of this use
on the dwellings above the centre and in its vicinity. It is, however, considered
that noise disturbance arising from the community centre could be avoided by
appropriate sound insulation and subject to its use within reasonable hours.
Conditions to secure these matters are therefore recommended.

6.31

(e) Impacts on surrounding properties
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6.32

Liverpool Road
Properties of Liverpool Road back onto Occupation Road along the north-east
side of the site. The new dwellings would have a minimum back to back
distance of 29m to the upper floors of these existing dwellings. This exceeds
the minimum guidance distance of 27.5m as sought by the Residential Design
Guide and will ensure no unreasonable overlooking or loss of amenity to the
Liverpool Road properties.

6.33

Cardiff Road
At the south east corner of the development, No70 Cardiff Road backs onto
Occupation Road at a closer distance. The 5 terraces at the south east end of
the development would have rear windows which infringe the 27.5m distance
and privacy arc to the rear of No70 Cardiff Road.

6.34

The layout and rear window arrangement of these properties will however
ensure that the upper floor windows of these units do not create overlooking
to No70. The main bedrooms have been positioned at the front of the
dwellings. At the rear, there is one single bedroom at first floor level. This is
to have one obscurely glazed window and one projecting bay window which
has a solid finish to the rear and side and clear glazing from the top. This will
allow light to the bedroom but will prevent any overlooking to the rear of 70
Cardiff Road. The two rear windows at second floor would serve a bathroom
and hallway and so are obscurely glazed. This arrangement is secured by
condition and will ensure there is no overlooking or loss of privacy to No70
Cardiff Road.

6.35

Stadium Flats
The development would sit on a lower ground level to the flats on the south
side of the stadium and would not create adverse impact to the amenities of
these dwellings.

6.36

(f) Affordable housing provision

6.37

Compliance with Policy HS3
Policy HS3 of the Core Strategy seeks for 35% of residential developments to
be affordable housing comprising tenures of 65% Affordable rent, 20% Social
rent and 15% Low cost home ownership (LCHO).

6.38

The affordable housing provision and overall tenure of the proposals is shown
by unit number in figure 3 below.
Units

1 bed 2 bed 3 bed Total
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% of
% of
scheme Affordable

housing
provision
Market
39
25
61
125
65
Affordable
rent
0
0
44
44
23
Social rent
0
0
13
13
7
SO
0
10
0
10
5
Total
39
35
118
192
100
Figure 3: Affordable housing provision by Unit Number

66
19
15
100

6.39

As demonstrated above this application broadly meets the affordable housing
policy requirements of 35% affordable housing, then split 65% affordable
rents, 20% social rents and 15% LCHO. The affordable housing provision would
be in general conformity with policy HS3 of the Core Strategy and is
considered acceptable.

6.40

(g) Transport, access and servicing

6.41

The location is suited for new development in accordance with policy T2 of
the Location of New Development. As supported by the transport assessment
and response from the Highways Authority, there are no concerns or
objections to the development in highway terms.

6.42

The development has suitable access from the road as already approved from
the roundabout with Thomas Sawyer Way. The development creates a new
appropriate road through the development with access and egress from the
junction at the south of the site. The junction to the west of the site is exit
only to allow another opportunity for traffic to leave the site and to minimise
traffic movements within the site. Additional pedestrian routes into and
through the site create good pedestrian access and permeability.

6.43

The submitted waste management scheme demonstrates the appropriate
waste servicing of the development.

6.44

Hertfordshire County Council as the Highway Authority has raised no
objection to the development subject to recommended conditions.

6.45

(h) Car and cycle parking
The development provides 167 car parking spaces of which 10 will be
allocated to the community centre and 157 for the dwellings. This is a ratio of
0.82 parking spaces per dwelling.
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6.46

The site is identified within zone 4 of the Car and Cycle Parking Standards Map
of the Watford District Plan 2000. Appendix 2 of the Watford District Plan sets
maximum standards for car parking provision based on the identified zone. In
accordance with these standards, the development should not have more
than 370.5 car spaces for the new dwellings and no more than 44 for the
community centre. The proposed car parking spaces are within those
the Watford District Plan 2000.

6.47

The parking provision has been kept low at a ratio of 0.82 space per dwelling
in order to minimise the highway and environmental impact and minimise the
visual dominance of parked cars on the site. This is supported as the site is in a
sustainable location with access to public transport and amenities. The
development would be located outside the nearby controlled parking zone
meaning that the residents of the development would not have entitlement to
park within the surrounding residential roads which are subject to residents
permit parking. This lower level of on site parking would therefore not result
in increased overspill
policy T24 of the Watford District Plan 2000.

6.48

The allocation of the 157 parking spaces between the 192 dwellings has not
been specified and this is secured by condition to ensure that there is an
appropriate allocation between the dwellings in respect of the dwelling size
and tenure.

6.49

Appropriate cycle parking is provided for the development to support cycling
option in accordance with saved policy T10 of the Watford District Plan 2000.

6.50

(i) Environmental considerations

6.51

Environmental Impact Assessment
In accordance with the Town and Country Planning (Environmental Impact
Assessment) Regulations 2017 it was determined that an EIA was required to
consider the matters of ground conditions, water resources/flood risk
assessment, air quality and socio economics and an appropriate
Environmental Statement was submitted.

6.52

The relevant consultations for the EIA application and the Environmental
Statement have been undertaken and no objections from technical consultees
have been received.

6.53

Contamination
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The Environment Agency raises no objection to the development in respect of
ground water contaminations. The relevant conditions required by the EA in
respect of ground water contamination are added to the recommendation.
6.54

The WBC contamination officer has raised no objection in respect of ground
contamination issues and the required measures are secured by conditions.

6.55

Flooding/Surface water drainage
The site is within flood zone 1 of low flood risk. Surface water drainage
matters are to the satisfaction of the Lead Local Flood Authority and detailed
requirements are secured by condition.

6.56

Archaeology
The application is accompanied by a Heritage Statement. This finds that there
is a low potential of local value archaeology and recommends that a Written
Statement of Investigation be submitted and approved prior to
commencement of works. This is agreed by the heritage officer at
Hertfordshire County Council and the relevant condition is added.

6.57

Trees and landscaping
There are no trees on site that are of value to retain. High quality landscaping
will be critical to the success of the design of this scheme. Significant detail is
provided in the Design and Access Statement however full details are secured
by condition.

6.58

Biodiversity
Natural England and Hertfordshire Ecology have made no objection to the
development. It is noted that the development offers opportunity for
enhancements to the biodiversity of the site and this is secured by condition.

6.59

(j) S106 Contributions and CIL
The development site lies within one of the Major Developed Areas identified
that the development will mitigate its individual impacts through a bespoke
S106 agreement. The development forms part of what was originally known
as the Health Campus Site and the need for S106 contributions to mitigate the
harm of the overall development was subject to detailed consideration and
secured under planning permission 14/00511/OUTM. Other sites within the
development area (Waterside and Woodland) have secured a proportional
share of contributions originally set out. As such it is appropriate for this
development to include a proportional share of the contributions.
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6.60

Having regard to this history the S106 will secure the contributions as set out
in section 8 of this report. These requirements for the S106 are consistent
with the requirements set out through the history of the site and adequate to
mitigate the wider impacts of the proposed development.

7.

Consultation responses received

7.1

The planning application has been subject to statutory public consultation.
The summaries below include the details of all responses.

7.2

Statutory consultees and other organisations
Name of Statutory
Consultee / Other
Organisation
Secretary of State (EIA
notification)
Environment Agency
HCC Lead Local Flood
Authority

HCC Local Highway
Authority

Comment

Officer Response

No objection

Noted

No objection subject to
conditions
Initial objection however
additional detail provided
has overcome this
objection. LLFA has now
confirmed no objection
subject to conditions.
No objections subject to
conditions. S106
contributions requested
towards diversion of bus
services to serve the
development.

Noted and conditions
added.
Noted and conditions
added.

No response received
HCC waste and minerals
HCC Growth and
Infrastructure

Contributions required for
primary and secondary
education as already
agreed with WBC. Updated
figures for the revised
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Noted. Conditions
added. The case officer
has requested HCC
provide a figure of the
S106 figure requested
however this has not yet
been provided. This
cannot therefore be
requested.
Relevant waste matters
considered as part of
the application.
Noted and added.

scheme have been
provided.
Herts Constabulary
They have been involved in Noted
Crime Prevention Design design stages and there
Service
are no objections.
HCC Fire and rescue
service
HCC Safety Advisory
Group

HCC Archaeology

Thames Water
Affinity Water

Hertfordshire Ecology

Natural England
7.2

Fire Hydrants to be
secured by s106
No objection however here
are concerns regarding
emergency access/egress
from the stadium on event
days during construction
and this should be
protected by condition.
There is potential for
archaeological remains and
conditions are required in
respect of this.
No objection subject to
condition re piling
Objection to development
due to potential harm and
contamination to water
supply

Noted and included in
S106 heads of terms.
Noted and these are
included in the
Construction
Management Plan

Noted and condition
added
Noted and condition
added
The Environment
Agency have considered
all relevant water
contamination issues
and they have
recommended condition
to secure this.
Noted and agreed.
Condition is added.

The site is now cleared
with low ecological value
however condition is
requested to seek
biodiversity improvements
No objection

Noted

Comment

Officer Response

Previously raised concerns
remain in respect of the
quality of the public realm,

Noted. The scheme
design has been
amended to address

Internal Consultees
Name of Internal
Consultee
Planning Policy WBC
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the lack of
activity/surveillance to the
gable ends, the number of
single aspect units and the
poor amenity for some
dwellings
The affordable housing
offer is compliant with
policy in respect of
quantity and tenure split.
Noted that it does not
make up the shortfall of
previous phases. Also
some concern regarding
the tenure arrangements
and genuine affordability.

these poitns and this is
discussed in detail in the
report

Bin storage is provided.

Environmental Health,
WBC

Bin allocation
requirements provided.
No objection subject to
conditions. To note these
conditions from Watford
Environmental Health is
relevant to human health
implications from
contamination whereas
Environment Agency is
specific to ground water
contamination issues.
Amended details have
overcome the requirement
for the remediation
strategy previously
required.
No comment in respect of
noise attenuation issues

Arboricultural Officer,
WBC

No objection Trees to be
removed are of low value

Head of Housing WBC

Waste & Recycling
Team, WBC
Environmental Health:
Contamination Officer,
WBC
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Noted and discussed in
detail in the report. The
affordable housing
provision complies with
relevant planning policy.

Noted and conditions
added..

Unfortunately no advice
from EH has been
provided in respect of
noise issues however
the case officer has
reviewed the noise
matters in the report.
Noted and agreed.
Replacement trees

Economic development
officer, WBC
7.3

and these removals are
offset by the replacement
planting.
No comments

secured under
landscaping conditions.
Noted

Interested parties
Letters were sent to 310 properties in the surrounding area. Responses have
been received from 3 properties. The main comments are summarised below,
the full letters are available to view online:
Comments
The houses backing onto
Occupation Road will be too close
to the Road and Liverpool Road
properties resulting in loss of
privacy and light to the Liverpool
Road properties

The houses backing onto
Occupation Road would be too
close to the Road and would be
too close to each other creating
the appearance of one large
block.

8.

Officer response
The houses would have a minimum distance
of 29m to the first floor rears of the houses
at Liverpool Road. This exceeds the
minimum standard of 27.5m and will ensure
there is no unreasonable loss of privacy to
these properties. The three storey height of
these buildings, at this distance, would not
create loss of light or overshadowing to the
gardens at Liverpool Road.
The rear of these houses are close to
Occupation Road with unusually small rear
gardens. Occupation Road is however by
nature a rear road to the Liverpool Road
properties and this relationship is not
harmful or dominant. The houses are set in
blocks of terraces which is consistent with
the form of houses in the area. These blocks
will be separated by gaps but also with a
gradual stagger in height as the group step
up the hill.

Recommendation
That, pursuant to a planning obligation under s.106 of the Town and Country
Planning Act 1990 having been completed to secure the following Heads of
Terms, planning permission be granted subject to the conditions listed below:
Section 106 Heads of Terms
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i)

To secure a minimum of 67 units of the development to be Affordable
Housing units comprising a minimum of:
12No. x 3 bed 5 person social rented maisonettes
1 No. x 3 bed 5 person social rented house units
44No. x 3 bed 5 person affordable rented houses
5No. x 2 bed 4 person shared ownership flats
5No. x 2 bed 3 person shared ownership flats

ii)

To secure a financial payment to Hertfordshire County Council of
£1,101,400 (index linked) for the provision of primary school education
services, subject to recalculation in accordance with Hertfordshire
Affordable Housing provision.

iii)

To secure a financial payment to Hertfordshire County Council of
£320,091 (index linked) for the provision of secondary school education
services, subject to recalculation in accordance with Hertfordshire
Affordable Housing provision.

iv)

To secure a financial payment to Hertfordshire County Council of
£6,000 for the long term monitoring of the proposed Travel Plan for the
site;

v)

To secure the provision of fire hydrants to serve the site as required by
Hertfordshire County Council;

Conditions
1.

The development to which this permission relates shall be begun within
a period of 3 years commencing on the date of this permission.
Reason: To comply with the requirements of Section 91 of the Town
and Country Planning Act 1990 as amended by Section 51 of the
Planning and Compulsory Purchase Act 2004.

2.

The development hereby permitted shall be carried out in accordance
with the following approved drawings:147_TPE_0004 Rev 03- Location Plan
147_TPE_0011 - Rev 03- Existing Site Plan
147_TPE_3001 - Rev 03- Existing Sections A-A / B-B
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147_TPE_3011 - Rev 03- Existing Section C-C
147_TPE_3021 - Rev 03- Existing Sections D-D / E-E
147_TPE_3031 - Rev 03- Existing Section F-F
147_TPE_3041 - Rev 03- Existing Section G-G
147_TPP_0011 - Rev 05- Proposed Site Plan
147_TPP_0021 - Rev 03- Proposed Block Plan
147_TPP_1001 - Rev 05- Proposed Plans 3B5P Dual Aspect
147_TPP_1011 - Rev 05- Proposed Plans 3B5P Single Aspect
147_TPP_1041 - Rev 05- Proposed Plans - Flats and Community
Centre - Ground Floor
147_TPP_1051 - Rev 05- Proposed Plans - Flats and Community
Centre - First Floor
147_TPP_1061 - Rev 05- Proposed Plans - Flats and Community
Centre - Second Floor
147_TPP_1071 - Rev 05- Proposed Plans - Flats and Community
Centre - Third Floor
147_TPP_1081 - Rev 05- Proposed Plans - Flats and Community
Centre - Fourth Floor
147_TPP_1091 - Rev 05- Proposed Plans - Flats and Community
Centre - Fifth Floor
147_TPP_1101 - Rev 05- Proposed Plans - Flats and Community
Centre - Sixth Floor
147_TPP_1111 - Rev 05- Proposed Plans - Flats and Community
Centre - Seventh Floor
147_TPP_1121 - Rev 05- Proposed Plans - Flats and Community
Centre - Service Floor
147_TPP_1131 - Rev 05- Proposed Plans - Flats and Community
Centre - Roof Plan
147_TPP_1141 - Rev 05- Proposed Plans - 3B5P Dual Aspect
Gable 1
147_TPP_1151 - Rev 05- Proposed Plans - 3B5P Dual Aspect
Gable 2
147_TPP_1201 - Rev 05- Proposed Plans 3B5P Dual Aspect
Occupation Road Gable 1
147_TPP_1211 - Rev 05- Proposed Plans 3B5P Dual Aspect
Occupation Road Gable 2
147_TPP_1251 - Rev 05- Proposed Plans 3B5P Single Aspect
Gable 1
147_TPP_1291 - Rev 01- Proposed Plans 3B5P Dual Aspect with
Front Communal Terrace
147_TPP_1301 - Rev 01- Proposed Plans 3B5P Dual Aspect with
Rear Communal Terrace
147_TPP_1311 - Rev 01- Proposed Plans 2B4P Single Aspect
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with Roof Terrace
147_TPP_1321 - Rev 01- Proposed Plans 3B5P Single Aspect
Maisonette Lower Unit
147_TPP_1331 - Rev 01- Proposed Plans 3B5P Block Plan
147_TPP_1341 - Rev 01- Proposed Plans 3B5P Dual Aspect with
Front Communal Terrace Gable 1
147_TPP_1351 - Rev 01- Proposed Plans 3B5P Dual Aspect with
Front Communal Terrace Gable 2
147_TPP_1361 - Rev 01- Proposed Plans 3B5P Dual Aspect with
Rear Communal Terrace Gable 1
147_TPP_1371 - Rev 01- Proposed Plans 3B5P Dual Aspect with
Rear Communal Terrace Gable 2
147_TPP_1381 - Rev 01- Proposed Plans 2B4P Single Aspect
with Roof Terrace Gable 1
147_TPP_1391 - Rev 01- Proposed Plans 2B4P Single Aspect
with Roof Terrace Gable 2
147_TPP_1401 - Rev 01- Proposed Plans 2B4P Single Aspect
with Roof Terrace Gable 3
147_TPP_1411 - Rev 01- Proposed Plans 2B4P Single Aspect
with Roof Terrace Gable 4
147_TPP_1421 - Rev 01- Proposed Plans 3B5P Single Aspect
Maisonette Gable 1
147_TPP_1431 - Rev 01- Proposed Plans 3B5P Single Aspect
Maisonette Gable 2
147_TPP_1441 - Rev 01- Proposed Plans 3B5P Single Aspect
Gable 2
147_TPP_2021 - Rev 05- Proposed Elevation - Flats and
Community Centre - South East
147_TPP_2031 - Rev 05- Proposed Elevation - Flats and
Community Centre - North West
147_TPP_2041 - Rev 05- Proposed Elevations - Flats and
Community Centre - South West & North East
147_TPP_2051 - Rev 03- Proposed Elevations - House Block 1
147_TPP_2061 - Rev 03- Proposed Elevations - House Block 2
147_TPP_2071 - Rev 03- Proposed Elevations - House Block 3
147_TPP_2081 - Rev 03- Proposed Elevations - House Block 4
147_TPP_2091 - Rev 03- Proposed Elevations - House Block 5
147_TPP_2101 - Rev 03- Proposed Elevations - House Block 6
147_TPP_2111 - Rev 03- Proposed Elevations - House Block 7
147_TPP_2121 - Rev 03- Proposed Elevations - House Block 8
147_TPP_2131 - Rev 03- Proposed Elevations - House Block 9
147_TPP_2141 - Rev 05- Proposed Elevations - House Block 10
147_TPP_2151 - Rev 03- Proposed Elevations - House Block 11 - A
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147_TPP_2161 - Rev 03- Proposed Elevations - House Block 11 - B
147_TPP_2171 - Rev 03- Proposed Elevations - House Block 11 - C
147_TPP_2181 - Rev 03- Proposed Elevations - House Type Gable
Elevations A
147_TPP_2191 - Rev 03- Proposed Elevations - House Type Gable
Elevations B
147_TPP_2201 - Rev 03- Proposed Elevations - House Type Gable
Elevations C
147_TPP_2211 - Rev 03- Proposed Elevations - House Type Gable
Elevations D
147_TPP_2221 - Rev 01- Proposed House Type Elevations - 3B5P
Dual Aspect with Front Communal Terrace
147_TPP_2231 - Rev 01- Proposed House Type Elevations - 3B5P
Dual Aspect with Rear Communal Terrace
147_TPP_2241 - Rev 01- Proposed House Type Elevations 2B4P
Single Aspect with Roof Terrace
147_TPP_2251 - Rev 01- Proposed House Type Elevations 3B5P
Single Aspect Maisonette Units
147_TPP_2261 - Rev 01- Proposed House Type Elevations 3B5P
Dual Aspect with Front Communal Terrace Gable 1
147_TPP_2271 - Rev 01- Proposed House Type Elevations 3B5P
Dual Aspect with Front Communal Terrace Gable 2
147_TPP_2281 - Rev 01- Proposed House Type Elevations 3B5P
Dual Aspect with Rear Communal Terrace Gable 1
147_TPP_2291 - Rev 01- Proposed House Type Elevations 3B5P
Dual Aspect with Rear Communal Terrace Gable 2
147_TPP_2301 - Rev 01- Proposed House Type Elevations 2B4P
Single Aspect with Roof Terrace Gable 1
147_TPP_2311 - Rev 01- Proposed House Type Elevations 2B4P
Single Aspect with Roof Terrace Gable 2
147_TPP_2321 - Rev 01- Proposed House Type Elevations 2B4P
Single Aspect with Roof Terrace Gable 3
147_TPP_2331 - Rev 01- Proposed House Type Elevations 2B4P
Single Aspect with Roof Terrace Gable 4
147_TPP_2341 - Rev 01- Proposed House Type Elevations 3B5P
Single Aspect Maisonette Units Gable 1
147_TPP_2341 - Rev 01- Proposed House Type Elevations 3B5P
Single Aspect Maisonette Units Gable 2
147_TPP_2351 - Rev 01- Proposed House Type Elevations 3B5P
Single Aspect Gable 2
147_TPP_3001 - Rev 03- Proposed Sections A-A / B-B
147_TPP_3011 - Rev 03- Proposed Section C-C
147_TPP_3021 - Rev 03- Proposed Sections D-D / E-E
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147_TPP_3031 - Rev 03- Proposed Section F-F
147_TPP_3041 - Rev 04- Proposed Section G-G
147_TPP_3051 - Rev 01- Proposed Section H-H
147_Land North of Thomas Sawyer Way_Design & Access
Statement_REV 03
Design & Access Statement Addendum 15/01/2020
Accommodation Schedule
Reason: For the avoidance of doubt and in the interests of proper
planning.
3.

The development shall be undertaken in accordance with the phasing
plan shown in section 3.2.11 of the Design and Access Statement.
Reason: To secure a phasing plan such that the discharge of other
conditions on this consent can be appropriately timed and not
unnecessarily delay commencement of various phases of the
development. In accordance with good practice.

4.

Within 3 months of the occupation of each phase of development, a
verification report demonstrating the completion of works set out in
the approved remediation strategy and the effectiveness of the
remediation shall be submitted to, and approved in writing, by the local
planning authority.
The approved remediation reports are:
Outline Remediation Strategy - Enabling Works - Watford
Riverwell Northern Masterplan Housing on land to the north of
Thomas Sawyer Way and School Site (Waterman Document Ref:
WIE11284-102-R-12-4-2-RS dated November 2019)
Foundation Works Risk Assessment (FWRA) - Enabling Works for
Land to the North of Thomas Sawyer Way, Watford (Waterman
Document Ref: WIE11284-102-R-23-1-2-FWRA dated November
2019)
The verification report shall include results of sampling and monitoring
carried out in accordance with the approved verification plan to
demonstrate that the site remediation criteria have been met.
Reason: To ensure that the site does not pose any further risk to
human health or the water environment by demonstrating that the
requirements of the approved verification plan have been met and that
remediation of the site is complete. This is in line with paragraph 170 of
the National Planning Policy Framework.
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This condition is in line with Section 5 of the Outline Remediation
Strategy
where
record of the works described above will be prepared upon the
completion of the enabling works and associated groundwater
5.

If, during development, contamination not previously identified is
found to be present at the site then no further development (unless
otherwise agreed in writing with the local planning authority) shall be
carried out until a remediation strategy detailing how this
contamination will be dealt with has been submitted to, and approved
in writing by, the local planning authority. The remediation strategy
shall be implemented as approved.
Reason: To ensure that the development does not contribute to, and is
not put at unacceptable risk from or adversely affected by,
unacceptable levels of water pollution from previously unidentified
contamination sources at the development site. This is in line with
paragraph 170 of the National Planning Policy Framework.

6.

No drainage systems for the infiltration of surface water to the ground
are permitted other than with the prior written consent of the local
planning authority. Any proposals for such systems must be supported
by an assessment of the risks to controlled waters. The development
shall be carried out in accordance with the approved details.
Reason: To ensure that the development does not contribute to, and is
not put at unacceptable risk from or adversely affected by,
unacceptable levels of water pollution caused by mobilised
contaminants. This is in line with paragraph 170 of the National
Planning Policy Framework.

7.

A scheme for managing any borehole installed for the investigation of
soils, groundwater or geotechnical purposes shall be submitted to and
approved in writing by the local planning authority prior to
commencing work on the borehole. The scheme shall provide details of
how redundant boreholes are to be decommissioned and how any
boreholes that need to be retained, post-development, for monitoring
purposes will be secured, protected and inspected. The scheme as
approved shall be implemented prior to the occupation of any part of
the permitted development.

Page 53

Reason: The reports submitted to date confirm that monitoring wells
have been installed across the site. Additionally, installation of further
monitoring wells is required to investigate groundwater resources
issues. If these boreholes are not decommissioned correctly they can
provide preferential pathways for contaminant movement which poses
a risk to groundwater quality. Groundwater is particularly sensitive in
this location because the proposed development site is within Source
Protection Zone 1.
This condition is in line with Section 4.2.4 of the
Strategy
whereby boreholes will be
decommissioned in line with Environment Agency Guidance.
8.

Piling, deep foundations and other intrusive groundworks using
penetrative methods shall not be carried out other than with the prior
written consent of the local planning authority. The development shall
be carried out in accordance with the approved details.
Reason: To ensure that the proposed piling, deep foundations and
other intrusive groundworks does not harm groundwater resources in
line with paragraph 170 of the National Planning Policy Framework and
nt

9.

Following completion of measures identified in the approved Outline
Remediation Strategy Enabling Works (Report ref. WIE11284-102-R12-4-2-RS) and the Outline Remediation Strategy Construction Works
(Report ref. WIE11284-102-R-16-4-1-RS) prepared by Waterman
Infrastructure & Environment Limited and within 3 months of the first
use or occupation of each phase of the development, a verification
report that demonstrates the effectiveness of the remediation carried
out must be produced together with any necessary monitoring and
maintenance programme and copies of any waste transfer notes
relating to exported and imported soils shall be submitted to the Local
Planning Authority for approval. The approved monitoring and
maintenance programme shall be implemented.
Reason: To ensure that risks from land contamination to the future users
of the land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure that
the development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors.
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10.

In the event that contamination is found at any time when carrying out
the approved development that was not previously identified it must
be reported in writing immediately to the Local Planning Authority. An
investigation and risk assessment must be undertaken, and where
remediation is necessary a remediation scheme must be prepared,
which is subject to the approval in writing of the Local Planning
Authority. Following completion of measures identified in the approved
remediation scheme a verification report must be prepared, which is
subject to the approval in writing of the Local Planning Authority.
Reason: To ensure that risks from land contamination to the future users
of the land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure that
the development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors.

11.

No demolition/development shall take place/commence until works
carried out in accordance with the programme of archaeological works
set out in the approved Written Scheme of Investigation, prepared by
Mo Muldowney, dated 12/03/2020, have been completed.
The development shall not be occupied/used until the site investigation
and post investigation assessment has been completed in accordance
with the programme set out in the approved Written Scheme of
Investigation and the provision made for analysis and publication
where appropriate.
Reason: There are likely archaeological implications of this
development proposal and this condition is required to provide suitable
provision and protection for archaeology pursuant to Policy 16 (para.
199, etc.) of the National Planning Policy Framework.

12.

No development shall commence until a Construction Traffic
Management Plan has been submitted to and approved in writing by
the Local Planning Authority. Thereafter the construction of the
development shall only be carried out in accordance with the approved
Plan. The Construction Traffic Management Plan shall include details of:
a. Construction vehicle numbers, type, routing;
b. Access arrangements to the site;
c. Traffic management requirements
d. Construction and storage compounds (including areas designated for
car parking, loading / unloading and turning areas);
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e. Siting and details of wheel washing facilities;
f. Cleaning of site entrances, site tracks and the adjacent public
highway;
g. Timing of construction activities (including delivery times and
removal of waste) and to avoid school pick up/drop off times;
h. Provision of sufficient on-site parking prior to commencement of
construction activities;
i. Post construction restoration/reinstatement of the working areas and
temporary access to the public highway;
j. where works cannot be contained wholly within the site a plan should
be submitted showing the site layout on the highway including extent
of hoarding, pedestrian routes and remaining road width for vehicle
movements.
Reason: In order to protect highway safety and the amenity of other
users of the public highway and rights of way in accordance with
(adopted 2018).
13.

Prior to first occupation of any part of the development, the applicant
shall submit a Servicing and Delivery Plan. This plan is to be submitted
and approved in writing by the Local Planning Authority. The Servicing
and Delivery Plan shall contain the delivery and servicing requirements
(including refuse collection) for the proposed use, a scheme for
coordinating deliveries and servicing for the proposed development,
areas within the development site that will be used for loading and
manoeuvring of delivery and servicing vehicles, and access to / from the
site for delivery and servicing vehicles.
Reason: In order to protect highway safety and the amenity of other
users of the public highway and rights of way in accordance with
(adopted 2018).

14.

Prior to the commencement of any highway works forming part of the
development hereby permitted full details in the form of scaled plans
and written specifications shall be submitted to and approved in
writing by the Local Planning Authority to illustrate the following:
i. Roads, footways, foul and on-site water drainage.
ii. Existing and proposed access arrangements including visibility splays.
iii. Parking provision in accordance with adopted standard.
iv. Cycle parking provision in accordance with adopted standard.
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v. Servicing areas, loading areas and turning areas for all vehicles.
Reason: In order to protect highway safety and the amenity of other
users of the public highway and rights of way in accordance with
(adopted 2018).
15.

Prior to the first occupation of the development hereby permitted a
temporary vehicular access strategy shall be submitted to and
approved in writing by the Local Planning Authority. The approved
temporary vehicular access strategy shall be implemented in full prior
to first occupation of the development and shall be maintained until
the permanent vehicular access has been provided as shown on the
approved plan drawing number (MBSK20190306-1 Rev A). The
permanent vehicular access shall be maintained for the lifetime of the
development. Arrangement shall be made for surface water drainage
for both the temporary and permanent vehicular access to be
intercepted and disposed of separately so that it does not discharge
from or onto the highway carriageway.
Reason: To ensure satisfactory access into the site and avoid carriage of
extraneous material or surface water from or onto the highway in
n
(adopted 2018).

16.

Prior to the occupation of each dwelling hereby permitted, each car
parking bay available to that dwelling shall incorporate access to an
Electric Vehicle ready domestic charging point.
Reason: To ensure construction of a satisfactory development and to
promote sustainable development in accordance with Policies 5, 19 and

17.

At least 3 months prior to the first occupation of the approved
development a revised detailed Travel Plan for the site, based upon the
shall be submitted and approved in writing by the Local Planning
Authority. The approved Travel Plan shall be implemented at all times.
The revised Travel Plan should include the following:
- A named contact from the developer who HCC can contact if TPC
details are not sent over. This person from the developer could act as
the interim TPC until someone is officially appointed
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- Other measures to maximise cycling and walking. The TP should
include initiatives such as walk to work week, organise cycling
competitions within this site and with the others.
- There is no mention of the provision of sustainable travel vouchers.
- Some amendments are advised in comparison to TPs and evaluations
for other plots on the site.
- Monitoring, specifically the questionnaires, should be completed
annually.
- The baseline survey should be completed at 50% occupancy level (97
dwellings) in either the October or March following this trigger.
Reason: To ensure that sustainable travel options associated with the
development are promoted and maximised to be in accordance with
(adopted 2018).
18.

The development permitted by this planning permission shall be
carried out in accordance with the approved drainage strategy
produced by Ramboll, project number 1620005572, version 5, dated
November 2019:
1. Limiting the surface water runoff generated by the critical storm
events so that it will not exceed the surface water runoff rate of 5.6 l/s
for Phase 1 and 5.1 l/s for Phase 2 during the 1 in 100 year event plus
40% of climate change event.
2. Providing storage to ensure no increase in surface water runoff
volumes for all rainfall events up to and including the 1 in 100 year plus
climate change event providing storage of 335 m3 in permeable paving
with sub-base and 474 m3 in two underground tanks (or such storage
agreed with the LPA) for Phase 1 and 335 m3 in permeable paving with
sub-base and 415 m3 in two underground tanks (or such storage
agreed with the LPA) for Phase 2.
3. Discharge of surface water from the private drainage network into
the existing Thames Water surface water sewer via two connections.
The mitigation measures shall be fully implemented prior to occupation
and subsequently in accordance with the timing / phasing
arrangements embodied within the scheme, or within any other period
as may subsequently be agreed, in writing, by the local planning
authority.
Reason: To prevent flooding by ensuring the satisfactory disposal and
storage of surface water from the site. To reduce the risk of flooding to
the proposed development and future occupants.
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19.

No development approved by this planning permission shall take place
until a detailed surface water drainage scheme has been submitted to,
and approved in writing by, the local planning authority. The scheme
shall subsequently be implemented in accordance with the approved
details before the development is completed.
The surface water drainage scheme should include;
1. Final, detailed modelling for the propose drainage network to
demonstrate how the system operates during up to and including the 1
in 100 year critical duration storm event including plus 40% allowance
for climate change. This should include drain down times for all storage
features.
2. Final, detailed drainage plan including the location of all SuDS
features, pipe runs, invert levels and discharge points.
3. Full, detailed engineering drawings of all SuDS features including
cross and long sections, their size, volume, depth and any inlet and
outlet features connecting.
Reason: To reduce the risk of flooding to the proposed development
and future users.

20.

Upon completion of the drainage works for each phase, in accordance
with the phasing arrangements, a management and maintenance plan
for the SuDS features and drainage network must be submitted to and
approved in writing by the Local Planning Authority.
The plan shall include;
1. Provision of complete set of as built drawings including the final
drainage layout for each phase for site drainage network.
2. Maintenance and operational activities for the period or the lifetime
of the development.
3. Arrangements for adoption and any other measures to secure the
operation of the scheme throughout its lifetime.
Reason: To reduce the risk of flooding to the proposed development
and future users.

21.

No piling shall take place until a piling method statement (detailing the
depth and type of piling to be undertaken and the methodology by
which such piling will be carried out, including measures to prevent and
minimise the potential for damage to subsurface sewerage
infrastructure, and the programme for the works) has been submitted
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to and approved in writing by the local planning authority in
consultation with Thames Water. Any piling must be undertaken in
accordance with the terms of the approved piling method statement.
Reason: As requested by Thames Water. The proposed works will be in
close proximity to underground sewerage utility infrastructure. Piling
has the potential to impact on local underground sewerage utility
infrastructure. The applicant is advised to contact Thames Water
Developer Services on 0800 009 3921 to discuss the details of the piling
method statement.
22.

No external facing materials shall be installed on the building until full
details and samples of all the materials to be used for the external
surfaces of the building have been submitted to and approved in
writing by the Local Planning Authority.
Reason: In the interests of the visual appearance of the building and
the character and appearance of the area, in accordance with Policy
UD1 of the Watford Local Plan Core Strategy 2006-31.

23.

No part of the development shall be occupied until a detailed hard
landscaping scheme for the site, including details of the gardens,
boundary treatments and external lighting has been submitted to and
approved in writing by the Local Planning Authority, and the works
have been carried out in accordance with the approved details. The
detailed scheme shall be based upon the Landscape Proposals of the
approved drawings.
Reason: In the interests of the visual appearance of the site and the
wider area, in accordance with Policy UD1 of the Watford Local Plan
Core Strategy 2006-31.

24.

No part of the development shall be occupied until a detailed soft
landscaping scheme for the site, appropriate irrigation systems, and a
landscape management and maintenance plan, has been submitted to
and approved in writing by the Local Planning Authority. The detailed
scheme shall be based upon the Landscape Proposals of the approved
drawings. The approved soft landscaping scheme shall be carried out
not later than the first available planting and seeding season after
completion of development. Any trees or plants whether new or
existing which within a period of five years die, are removed or become
seriously damaged or diseased shall be replaced in the next planting
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season with others of similar size and species, or in accordance with
details approved by the Local Planning Authority.
Reason: In the interests of the visual appearance of the site and the
wider area, in accordance with Policy UD1 of the Watford Local Plan
Core Strategy 2006-31.
25.

No part of the development shall be occupied until a Biodiversity and
Landscape Plan has been submitted to, and approved in writing by the
Local Planning Authority. This shall include details of how it is planned
to incorporate biodiversity as part of the development, the species to
be planted, and the location of habitat boxes/structures and how the
site will be managed and maintained for the long term benefit of local
wildlife.
Reason: As requested by Hertfordshire Ecology to ensure that
biodiversity objectives and long term maintenance are realised.

26.

No dwelling shall be occupied until the details of car parking allocation
have been submitted to and approved in writing by the Local Planning.
The provision shall include an agreed allocation of on site residential
car parking spaces for use by the community centre, affordable housing
dwellings and open market dwellings. The car parking spaces shall
remain available for use by the community centre and allocated
residential dwellings, in accordable with the agreed allocations, unless
otherwise agreed in writing by the Local Planning Authority
Reason: To ensure a suitable allocation of car parking spaces for the
affordable housing provision.

27.

Prior to the occupation of each dwelling, the bin storage for the use of
the occupants of that dwelling shall be provided in accordance with the
approved drawings and the bin strategy as detailed in sections 3.7.1 to
3.7.5 of the approved Design and Access Statement . These facilities
shall be retained at all times for the use of the residential occupiers of
the dwellings.
Reason: To ensure that adequate facilities exist for the future occupiers
of the dwellings, in accordance with saved Policy SE7 of the Watford
District Plan 2000, Policy UD1 of the Watford Local Plan Core Strategy
2006-31 and the Residential Design Guide 2016.

Page 61

28.

Prior to the use of the community centre, the bin storage for the use of
the premises shall be provided in accordance with the approved
drawings and the bin strategy as detailed in sections 3.7.1 to 3.7.5 of
the approved Design and Access Statement. These facilities shall be
retained at all times for the user of the community centre.
Reason: To ensure that adequate facilities exist for the future users of
the community centre, in accordance with saved Policy SE7 of the
Watford District Plan 2000, Policy UD1 of the Watford Local Plan Core
Strategy 2006-31 and the Residential Design Guide 2016.

29.

Prior to the occupation of each dwelling bicycle storage for the use of
the occupants of that dwelling shall be provided in accordance with the
approved drawings. These facilities shall be retained at all times for the
use of the residential occupiers of the dwellings.
Reason: To ensure that adequate facilities exist for the future occupiers
of the dwellings, in accordance with saved Policy T10 the Watford
District Plan 2000, Policy UD1 of the Watford Local Plan Core Strategy
2006-31 and the Residential Design Guide 2016.

30.

No dwelling shall be occupied until details of a communal terrestrial
television aerial(s) and satellite dish(es) have been submitted to and
approved in writing by the Local Planning Authority.
Reason: In the interests of the character and appearance of the
buildings of the development, in accordance with Policy UD1 of the
Watford Local Plan Core Strategy 2006-31

31.

No flat of the mixed use building at west side of the development shall
be occupied until a detailed scheme for sound insulation of all partitions
separating the flats and adjoining community centre has been submitted
to and approved in writing by the Local Planning Authority and all works
which form part of the scheme have been completed.
Reason: The Noise Impact Assessment did not include consideration of
this proposed mix of uses and this condition is required so as to protect
the future occupiers of the development from noise disturbance,
pursuant to saved Policy SE22 of the Watford District Plan 2000 and
Policy SS1 of the Watford Local Plan Core Strategy 2006-2031.

32.

The premises shall be used only as a Community Centre within Use
Class D1 and shall be used for no other purpose, including any other
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purposes within Class D1 of the Schedule to the Town and Country
Planning (Use Classes) Order 1987, as amended by the Use Classes
(Amendment) Order 2005.
Reason: Other uses including other D1 uses may not be suitable for the
premises and would require consideration on their own merits pursuant
ct Plan 2000 and policies
SS1, SD1 and UD1 of Watford Local Plan, Part 1: Core Strategy 2006-31.
33.

The community centre premises hereby permitted shall not be
operated on these premises before 7am or after 1am on weekdays and
Saturdays and not before 8am or after 12 midnight on Sundays and
Public Holidays.
Reason: To safeguard the amenities and quiet enjoyment of
neighbouring properties pursuant to Policy SS1 of the Watford Local
Plan, Part 1: Core Strategy 2006-31.

34.

The dwellings at the north and north west of the development (shown
as sections 1, 3 and 6 of the phasing plan of section 3.2.11 of the
Design and Access Statement) shall have a façade treatment of:
Acoustically attenuated trickle vent- 38dB Dne,w/; and
Standard thermal double glazing (6/12/6) 32dB Rw.
Reason: To minimise potential noise impact of the stadium to proposed
dwellings in its vicinity, as recommended in section 9.2 of the Noise
Impact assessment and in accordance with Policy SS1 of the Watford
Local Plan, Part 1: Core Strategy 2006-31.

35.

The 5 terrace houses in the south-east corner of the development,
which back onto Occupation Road and 70 Cardiff Road, (identified as
Location 5 in section 3.8.3 of the Design and access statement) shall
have the windows of their rear (northeast) elevations installed and
retained inaccordance with the details of section 3.8.7 of the Design
and Access Statement. Specifically, the rear facing first floor bedroom
windows shall be a projecting bay with solid panels to the north-east
and south-east faces. The north west side of the projecting bays shall
be obscurely glazed and non-opening other than in parts of the window
which are more than 1.7 metres above the floor of the room in which
the window is installed. All other windows on the rear (north-east)
elevation of these 5 houses shall be installed and retained with
obscure-glazing, which shall be non-opening other than in parts of the
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windows which are more than 1.7 metres above the floor of the room
in which the window is installed. These windows shall be retained as
specified unless otherwise approved in writing by the Local Planning
Authority.
Reason: To prevent overlooking and consequent loss of privacy to
neighbouring premises pursuant to Policy UD1 (Delivering High Quality
Design) of the Watford Local Plan (Core Strategy) 2006-2031 and the
Residential Design Guide (2016).
36.

No parts of the flat roofs of the development, with the exception of
those areas marked as terraces and balconies on the drawings hereby
approved, shall be used as terraces, balconies or other open amenity
spaces.
Reason: To prevent overlooking and consequent loss of privacy to the
occupiers of the development pursuant to the provisions of the
Residential Design Guide (RDG) and paragraph 17 of the National
Planning Policy Framework (NPPF).

37.

Notwithstanding the provisions of Article 3 of the Town and Country
Planning (General Permitted Development) Order 1995 (or any
modification or re-enactment thereof), no development permitted
under Schedule 2, Part 1, Classes A, B, C, D, E or F, or under Schedule 2
Part 2 Class A of the Order shall be carried out to the dwellings hereby
approved without the prior written permission of the Local Planning
Authority.
Reason: The development design and layout adopts a form and layout
of closely located dwellings. This will enable the Local Planning
Authority to ensure that any extensions/alterations are carried out in a
manner which will not be harmful to the amenity provision of the
occupiers, character and appearance of the proposed development,
and will not prove detrimental to the amenities of adjoining occupiers,
in accordance with Policy UD1 (Delivering High Quality Design) of the
Watford Local Plan Part 1 Core Strategy.

38.

The junction of the development to the south west of the site, adjacent
to the community centre, shall be exit only from the development and
shall be retained as such unless otherwise approved in writing by the
Local Planning Authority
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Reason: In accordance with the traffic assessment and to minimise
traffic though the site.
Informatives
IN907 Consideration of proposal in a positive and proactive manner
IN909 Street Numbering and Naming
IN910 Building Regulations
IN911 Party Wall Act
IN912 Hours of Construction
IN915 Highway Works HCC agreement required
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Site Location Plan
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Proposed Site Plan (February 2020) - Superseded

Proposed Site Plan (April 2020) Current Proposal
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Tenure Distribution
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Houses
2B4P

3B5P Single Aspect (southern)
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3B5P Dual Aspect House (Type1)

3B5P Maisonette
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Flats and Community Centre

Ground Floor
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Gable End
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Appendix 2
Amended Housing Tenure Mix
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