


[bookmark: _GoBack]10.	16/0005/FUL – Hybrid planning application for the phased comprehensive redevelopment of the land at South Oxhey (South Oxhey Central, Maylands Road, Hayling Road and Hallowes Crescent) to include the demolition of existing buildings and provision of residential-led mixed use development comprising Use Classes C3, A1/A2/A3/A4/A5 and D1/D2, with associated site preparation/enabling works, transport infrastructure works, landscaping works and provision of car parking at LAND AT SOUTH OXHEY CENTRAL, MAYLANDS ROAD, HAYLING ROAD AND HALLOWES CRESCENT for Countryside Properties Plc

	
(DCES)

	Parish:  Watford Rural
	Ward:  South Oxhey / Oxhey Hall and Hayling

	Expiry Statutory Period:  4 April 2016
	Officer: Claire Westwood/Marie Clarke

	
	

	Recommendation: Approval subject to conditions and completion of S106 Agreement.

	

	Reason for consideration by the Committee: Council interest in land and receipt of petition. 



	UPDATE (April Planning Committee)

	This application was considered at the February and March Planning Committee Meetings.  At the meeting on 17 March 2016 Members resolved that the application be delegated to the DIRECTOR OF COMMUNITY & ENVIRONMENTAL SERVICES TO GRANT PLANNING PERMISSION subject to conditions / and subject to the completion of a Section 106 Agreement.

	Following receipt of an amended application form serving notice on Thrive Homes additional consultation has now been carried out on the application.  There are no changes to the proposed development.

Thrive Homes owns a significant part of the site.  It was not directly notified of this planning application by the applicant before it was submitted. Solicitors acting for Thrive Homes wrote to the Council on 21 March 2016 noting that it was not aware of the application and had therefore had not had the opportunity to comment on it before the Committee considered the application.  To ensure that Thrive Homes have a proper opportunity to review and make representations on the proposals, in a way that can be taken into account by the Committee, the Council asked the applicant to formally notify Thrive Homes and the Council informed Thrive it would consider the application again at a further Committee, after a further 21 day period during which Thrive could comment fully. 

	There are no changes to the proposed development. The Committee is asked to consider the application again in light of the contents of this report and any comments received. Whilst on the date of the publication of this report, no additional responses have been received, members are advised that if such responses are forthcoming (to be verbally updated at the Planning Committee) then they must re-consider this application in light of those. The resolution to grant planning permission of 17 March 2016 is material but the purpose of the Committee's reconsideration is to consider the application again in the round, having regard to all material considerations (including any additional comments received). 

The conditions and informatives at section 8 have been updated to reflect the addendum circulated ahead of the March Planning Committee and the updates and additions reported at that time. Condition O38 has been added.  The report is otherwise as presented at the March Planning Committee.

	UPDATE (March Planning Committee)

	An issues report was brought to Committee on 25 February 2016.  The application was discussed in detail with the main points raised relating to:

a) Parking
b) Scale & Design 
c) Loss of Oak Tree (Maylands Road)
d) Microclimate/Daylight/Sunlight
e) Reduction in retail floor space
f) Relocation of substation

	The report below has been updated where appropriate, however, for ease of reference, a summary response to these points from the applicant is provided below:

a) Parking

Parking Ratio
The proposed development will provide 0.74 car parking spaces per dwelling. It is anticipated that spaces will be distributed to houses and larger apartments, with 1 bed apartments closer to the station being car free. Parking provision at the Satellite Sites is higher to reflect that whilst still accessible there is an increased distance to public transport. Maylands Road will have up to 1.38 spaces per unit, Hallowes Crescent 1.22 spaces per unit and Hayling Road 2 spaces per unit. 

The current level of car ownership in South Oxhey Central is as low as 0.61 spaces per unit, generally increasing as you move away from the station. Within the four census output areas which make up the South Oxhey Central area, the car ownership ranges between 0.61 and 0.74 spaces per unit. The developer has confidence in the trip survey carried out in 2nd July 2015, as this was within school term time which is considered representative in transportation terms.

The parking strategy, which is in line with national policy guidance has been developed in conjunction with local planning and highways officers to strike an appropriate balance between car ownership and the promotion of alternative forms of sustainable travel. This is a unique opportunity to deliver sustainable development in a highly accessible location, one benefitting not only from good transport links but also local retail, schools, community, leisure and health facilities, and one which will be particularly attractive to groups not looking to be reliant on the car. 

Car use within development
The developer has experience of delivering schemes with similar levels of parking, including recent successful examples of 0.48 spaces per dwelling at South Acton and 0.5 spaces per dwelling in Barham Park, Wembley. Key to the success of these developments is the proximity of public transport and the availability of local services and amenity.  Indeed, the site is very well served by local transport with Carpenders Park Rail Station providing direct access to key employment hubs like London and Watford. It is anticipated that residents of the proposed development will make strong use of these connections. 

The scheme proposes a significantly improved retail offer with a new food store and a variety of other convenience offerings. This combined with existing local education and health facilities will promote a low reliance on the car for everyday use.  In addition, the relative provision of retail parking compared to floor area will be some 25% greater than that currently provided at South Oxhey, with parking located closer to the proposed retail units. 

The proposed design has maximised the number of spaces for car parking, whilst respecting the principles of sustainable travel and good design. Large parking courts have been minimised to avoid dominance of the public realm. 

Further Measures
In response to concerns regarding occasional use of cars by those otherwise commuting by rail on a daily basis, the developer will explore opportunities for the inclusion of a car club vehicles with a suitable provider to attempt to secure provision on the development.

The developer has experience of successfully partnering with a car club operator at a number of its schemes, where a similar ratio of car club spaces to dwellings has been provided. Typically, the take up of car club membership is between 20-30% of homes in the first year, with each car usually able to serve between 70 and 80 memberships. Ongoing resident awareness of the car club offer and its benefits is typically maintained through regular letter and website updates. 

The developer will also agree a management plan with the Local Authority to ensure the efficient operation of parking spaces. This could place appropriate restrictions on parking in retail designated spaces during the day to prevent misuse and commuter parking. However further consideration could be given to allowing a limited level of overnight parking on the new internal west-east routes through the Central Area, which could boost available parking spaces overnight. 

The developer is willing to assist the Local Authority in any investigations they wish to pursue to improve parking in surrounding areas, reviewing existing informal use of grass verges, and working with Hertfordshire County Council highways to identify permanent parking locations and/or review where the opportunities allows for parallel kerb parking to be changed to perpendicular to increase the available parking spaces in these areas.  Additionally, the Local Authority may also consider that some or all of the 75 temporary spaces that will be in place for the duration of the build process become permanent at the end of the development to provide additional permanent parking for local residents. 

Safety Management
Safety has been considered throughout the design avoiding Rat-runs and creating raised tables at access junctions to encourage lower speeds through the Central South Oxhey plot. This will facilitate pedestrian movements. Segregation of different modes has been identified where appropriate while safety audits will be carried out for all new accesses onto the public highway to ensure the appropriate safety standards are met. 

b) Scale & Design 

Visuals
Additional visuals (CGI views) are being prepared for committee to aid the illustration of the proposal.

Height
The inclusion of the seven storey building in this location is considered the correct urban design response for this corner to announce a sense of arrival, and also confidence in the future for South Oxhey. This building is a symbol of the transformation that will take place. It will mark a step change for the area - delivering a better quality of life for the local community, providing sustainable homes to modern standards, and a thriving centre, whilst ensuring a built environment that is both appealing and will stand the test of time.   The positioning of height in this location forms a key visual marker situated between the two major civic spaces within the scheme, Station Square and the Market Place. It acts as a townscape marker by assisting with legibility, drawing visitors from Station Square towards the market place and mixed-use buildings lining Prestwick Rd. This will create a focus at the heart of South Oxhey. 

Architecture
The detailed design for the seven storey building are not be included within the scope of this planning application as it falls within the outline component. However key elements that could be used to architecturally define the design of the Landmark Building are: 
• Different materials finishes, textures or colours; 
• Detailing – such as brickwork feature panels; 
• The use of contrasting compositional arrangements of fenestration or balconies –‘random vs. aligned organisation’;
• Generous windows – perhaps oriel windows; 
• The roof / parapet treatment – how the rest of the building steps down from the corner; 
• Incorporating signage or feature lighting; and 
• Varied roofline. 
The full detail of this building will come forward through future reserved matters application. 

Pitched vs. Flat Roof Forms
At Hayling Road, Hallowes Crescent and Maylands Road the proposed dwellings incorporate pitched roofs with tiled finishes to appropriately reflect the character of their surroundings. 

On the Central Site the buildings are proposed to have flat roofs in order to incorporate brown roofs. This forms part of the Sustainable Drainage Systems (SuDS) to assist in the control the run-off of surface water. The incorporation of a brown roof also has the additional benefit of enhancing biodiversity by creating a habitat for wildlife. This flat roof form has also been chosen to avoid additional bulk in this location in order to provide an appropriate relationship to existing dwellings, and minimising the potential for overshadowing. 

Lifetime Homes
All affordable homes will be designed to Lifetime Homes, this ensures that the homes exceed Building Regulations criteria. The purpose is to ensure that members of a household are able to continue living at an address, even though they may experience a range of temporary or permanent physical disabilities through providing accessible and adaptable homes.

Secured By Design Principles (car parking areas)
The team met with Michael Clare, Crime Prevention Design Advisor at Hertfordshire Constabulary on 1st October 2015 to discuss the design proposals. He was in support of the proposals and had the following specific comments that have been taken on board: 
• South Oxhey Central – Residents’ parking courts should be closed off at the far end (not through routes). 
• South Oxhey Central – undercroft parking - the soffit and walls around the cars should be painted a bright / light colour - this allows figures and movement to be seen. 

c) Loss of Oak Tree (Maylands Road)

The retention of the Oak tree has been fully explored; however, regrettably the loss of the existing Oak tree is unavoidable in order to facilitate the proposed development.  A landscape scheme forms part of the application and proposes new trees wherever possible.  It is proposed to plant 4 trees at the Maylands Road site to replace the Oak, a net gain of 3.  Trees will be a semi-mature size to provide an instant impact effect to ensure mature street tree provision is created from day one.  The species of the trees have been selected to be in keeping with other existing street trees and reflect the removed Oak through the planting of Hornbeam and Oak substitutes.


d) Microclimate/Daylight/Sunlight

Micro-climate Conditions (market square) – Wind Conditions 
The Wind Assessment undertaken for the proposed scheme demonstrates that in general the local micro-climate for the site is calm and, on average throughout the year, conditions will be pleasant for all pedestrian users of the streets and open spaces. 

Quality of Pedestrian Environment 
The assessment shows that the majority of the site achieves the highest levels of acceptability under the Lawson Criteria, meaning that the space will be calm enough for people to be comfortable sitting down. The market square is located within an area that is predominantly at this highest level of acceptability and will therefore be a very comfortable space for pedestrians to use for a variety of activities. 

The assessment also shows that on average throughout the year there are not anticipated to be any adverse effects on walking, standing or around the entrances to buildings anywhere within the proposed development. It is also worth noting that the assessment excluded trees and planting, which are likely to provide even calmer conditions to the external spaces across the site. 

Daylight/Sunlight 
The proposed scheme is at a higher density than the surrounding area and therefore the design process involved numerous iterations of the sunlight and daylight assessments to identify and mitigate the potential impacts on the neighbouring properties and the proposed new dwellings themselves. 

The Sunlight and Daylight Report submitted with the planning application presents the results of several assessments for the proposed scheme, including the Vertical Sky Component (VSC), the Annual Probable Sunlight Hours (APSH), Overshadowing and Daylight Factors. 

Protection of Amenity of Neighbours 
The results show that the impacts of the development on the neighbouring properties in regards to sunlight and daylight will be limited. Of the 220 neighbouring windows assessed, only 9 windows to habitable rooms were found to fall below the BRE recommended target levels for the VSC (and only by a small margin) and all were found to meet the BRE recommended minimum levels for APSH, with only a small number showing a noticeable reduction from current levels. 

Quality of Daylight/Sunlight in Market Place and Public Realm 
The results of the assessment on the level of shading of the public realm areas across the proposed development showed that external spaces across the scheme will achieve a high level of sunlight. All of the open spaces and the vast majority of the external public realm area surrounding the new buildings were found to meet the BRE target of at least 2 hours of sunlight on 50% of their area on March 21st (Spring Equinox). The relatively small areas that did not meet this target were spaces immediately adjacent to buildings which are considered to be comparable to those caused by existing buildings on the site. 

Vertical Sky Component (VSC) – potential to be increased to over 90% 
At the February committee meeting Members asked if the VSC could be increased to over 90%.  The applicant has confirmed that they are looking into this and will provide an update ahead of committee.  Officers will provide a verbal update at committee.

e) Reduction in retail floor space

South Oxhey District Centre currently has 71 shop units and comprises approximately 8,356 sqm of shop floorspace. The centre is dated in appearance with little sign of fascia investment. Whilst the centre currently offers a mix of businesses which are generally represented within a District Centre nevertheless, the number of units is substantially higher than that required to fulfil a District Centre role with many businesses not normally represented or required, and many more duplicated and poor in quality. In addition to this there are also a number of vacant units. 

The proposals seek the relocation, consolidation and reduction of retail floorspace within South Oxhey District Centre in order to provide a sustainable district centre retail offer for the existing and new community, which seeks to regenerate and modernise South Oxhey and provide an improved range of shopping facilities. 

The new floorspace will achieve the quality and mix needed to claw back trade, reduce the need to travel, and meet localised needs. In qualitative terms, the composition will ensure sufficient space to meet the operational requirements of a District Centre, and is of an appropriate scale to trade alongside the network of sustainable centre – rather than competing with them.

f) Relocation of substation

Reason for Relocation 
It was proposed previously to relocate the existing substation (currently located in the phase 2A site boundary) to a new location adjacent to Block D1 to accommodate access arrangements. Due to the phasing of the project and in order to avoid work duplication, it is now proposed to relocate the existing substation to the phase 1A of the scheme, between Block G and F. This will help phasing of the project to move more efficiently. 

Details of Impacts – Size 
Due to the UKPN requirements and the fact that the existing substation contains 2 no transformers, the size of the new substation is now required to be 9mX4m as per the UKPN requirement. 

Details of Impacts – Safety and Security 
Substations are design to a 4hour fire resistant fully enclosed construction with double skinned brickwork, concrete roof, fire rated ventilation louvres and fire rated steel security doors.  These measures mean that in the unlikely event of a catastrophic failure of a transformer then it is contained within the substation. Vandalism is unlikely to have any significant impact as the only possible way to enter the substation would be by damaging the secure locks provided by UKPN. 

Details of Impacts – Noise 
The noise generated by a 1000KVA transformer is normally around 60dB(A) @ 1m. With the heavy weight construction of the building (double skin brick, 4hour steel fire rated doors etc) there is normally a sound reduction of no less than 35dB(A) giving an overall impact of 25dB(A) at the edge of the transformer chamber. This is a background noise level which would for example be perfectly acceptable in a hotel bedroom of a five star hotel. We will however work with the acoustic consultant to confirm the noise levels applicable and also to ensure there is no need for additional mitigation requirements. Where additional mitigation requirements are identified then these will be provided. 

Details of Impacts – Visual 
The proposed substation will be appropriately screened and the amenity of future occupiers will be protected through mitigation measures as required, which can be controlled by a condition. The proposed location will not negatively impact upon any existing neighbours’ amenity.

1.	Relevant Planning History

1.1	South Oxhey Central

1.1.1	15/1996/PREAPP - Phased comprehensive redevelopment of the land at South Oxhey (South Oxhey Central, Maylands Road, Hayling Road and Hallowes Crescent) to include the demolition of existing buildings and provision of residential-led mixed use development comprising Use Classes C3, A1, A1/A3, A4, D1 and D2, with associated site preparation/enabling works, transport infrastructure works, landscaping works and provision of car parking. Closed November 2015.

1.1.2	12/1594/PREAPP - Re-development of the site to create new retail, residential and community uses. Closed October 2012.

1.2	Maylands Road, Hayling Road and Hallowes Crescent

1.2.1	15/1754/PREAPP - Residential redevelopment of the land at Maylands Road, Hayling Road and Hallowes Crescent for 56 new dwellings with associated access and landscaping works. This development forms part of a hybrid planning application for the South Oxhey initiative. Full details will be submitted for the development at Maylands Road, Hayling Road and Hallowes Crescent. Closed October 2015.

1.2.2	Hallowes Crescent – 10/1815/FUL: Change of use from Services Club and garages (Sui generis) to residential (Use Class C3) including redevelopment of the site to provide new residential development consisting of 4 no. three bed house and 12 no. one and two bed flats in a single part two and part three storey building with associated car parking, access and landscaping. Withdrawn December 2010.

2.	Site Description

2.1	South Oxhey lies to the north west of London and to the south of Watford. It is segregated from Carpenders Park to the east by the railway line. Carpenders Park Station is sited between the two, in close proximity to the centre of South Oxhey. 

2.2	South Oxhey is essentially a large urban estate almost exclusively made up of Council built properties, although many of these houses are now privately owned. The estate was built after the Second World War to help alleviate housing pressures in London.

2.3	The application relates to four parcels of land that collectively form the application site, with an overall area of 4.76 ha. The four parcels of land are identified as land at South Oxhey Central (4.14 ha), Maylands Road (0.26 ha), Hayling Road (0.2 ha) and Hallowes Crescent (0.19 ha). 

2.4	South Oxhey Central

2.4.1	The land at South Oxhey Central is located immediately to the west of Carpenders Park Station. It includes the South Oxhey precinct which consists of a parade of retail units at ground floor level along The Parade (Prestwick Road), St Andrews Road and Bridlington Road with residential maisonettes and flats above. These buildings range in height from two to four storeys, with some first floor terrace areas serving the residential units. St Andrews Road is a relatively wide pedestrianised street with a few benches and very limited soft landscaping. Parking bays front the shops along The Parade and Bridlington Road. The site includes 74 commercial and community use units.

2.4.2	Servicing for these shops and access to the flats above is achieved via Fairfield Avenue to the north and Oxhey Drive to the south. Within these rear areas, fronting Fairfield Avenue and Oxhey Drive respectively, are three storey flatted developments known as Luffenham House and Pennard House. These are served by very limited amenity areas and parking.

2.4.3	There are 126 existing residential units within this Central Site. The site also includes Bridlington Road Car Park, a row of garages, The Ox public house, substation and Baden Hall (Scout Hut) to the west, as well as a separate parcel of land across Henbury Way incorporating existing open space.

2.4.4	The Station Approach area also forms part of the South Oxhey Central site. This area slopes down towards Carpenders Park Station. Station Approach consists of small commercial units, a bus turning / drop off area with bus stop and taxi stand, passenger drop off area and public car park. There are also bus stops along Prestwick Road, Oxhey Drive and Fairfield Avenue, and a taxi office located within the Bridlington Road car park.

2.4.5	Approaching South Oxhey Central from the north along Prestwick Road, the road slopes significantly upwards before almost levelling adjacent to St Andrews Road and then beginning to slope down at Oxhey Drive. This level change is not so apparent to the west of the site.

2.4.6	Surrounding development predominantly consists of two storey residential dwellings. There is a three storey flatted residential block, Erskine House, on the opposite side of Henbury Way to the west. The library and William Morris Hall abutting the site boundary to the north west are single storey. 

2.4.7	The site predominantly consists of built form and hardstanding, with protected trees to the front of The Ox public house and some street trees generally located along Oxhey Drive and Fairfield Avenue.

2.5	Maylands Road

2.5.1	The land at Maylands Road is sited some 500m south west of South Oxhey Central. It is an area of grassed amenity land with a play area. It is bounded by Maylands Road to the south, Ferndown Road to the east and Ballater Close to the north. 29 Ballater Close and 34 Maylands Road abut the western boundary. The amenity area is enclosed by a post and rail fence. 

2.5.2	There are 8 public parking bays accessed from Ballater Close which are included within the site. These are owned by Three Rivers District Council and are unallocated. 

2.5.3	The land slopes up to the west and slightly down to the north and south. The area is residential and characterised by two storey terraced and semi-detached properties. There are two mature Oak trees sited towards Maylands Road.

2.6	Hayling Road

2.6.1	The land at Hayling Road is sited some 900m to the north west of South Oxhey Central and 450m to the east of the land at Hallowes Crescent. The site consists of an area of redundant land located on the corner of Hayling Road and Holmside Rise which is currently cleared but was formerly occupied by a public house. 

2.6.2	The site is elevated above both roads, which slope up from the road junction and then slope down beyond the site. Close boarded fencing is located along the boundaries with 9 and 11 Holmside Rise, 179 Hayling Road and 56 and 58 Blairhead Drive which all abut the site. With the exception of 9 and 11 Holmside Rise, which are at a lower level, the other properties bordering the site are all at a higher land level and are very visible from within the site. Properties on the opposite side of Holmside Rise and Hayling Road are set at a lower level. The road frontages are currently enclosed by palisade fencing; the application site also includes an area of grass to the front of this towards the road junction. 

2.6.3	The land is within a residential neighbourhood characterised by two storey terraced and semi-detached properties. There are trees close to the northern and eastern boundaries.

2.7	Hallowes Crescent

2.7.1	The land at Hallowes Crescent is located around 1.4 km to the north west of South Oxhey Central. The site is irregular in shape and located on the corner of Hallowes Crescent and Hayling Road. The land is accessed via a service road off Hallowes Crescent and currently consists of a vacant single storey building formerly used as a services/social club, alongside hardstanding and redundant garage blocks to the rear. 

2.7.2	The land is bound by highways and access roads to the south and east, with two storey residential properties to the west and north, a small parade of shops with flats above to the east in a three storey block, and an amenity space to the south on the opposite side of Hallowes Crescent. Properties along Ashburnham Close to the rear (north) are at a lower land level and step down to the east, but are very visible from within the site. The three storey building to the east is also at a lower land level and is staggered in height to reflect this change in levels. There is a substantial substation building bordering the western boundary, beyond which are flats at a slightly higher land level. There are trees close to the western and southern boundaries.

3.	Description of Proposed Development

3.1	Overview

3.1.1	The proposal is a hybrid planning application for the phased comprehensive redevelopment of the land at South Oxhey Central, Maylands Road, Hayling Road and Hallowes Crescent to include the demolition of existing buildings and provision of residential-led mixed use development comprising Use Classes C3, A1, A2, A3, A4, A5, D1 and D2, with associated site preparation/enabling works, transport infrastructure works, landscaping works and provision of car parking. Up to 514 dwellings are proposed across the four sites, 96 of which are to be affordable (Social Rented).

3.1.2 The hybrid application includes some elements in detail and some in outline. For the outline elements access is to be determined only, with appearance, landscaping, layout and scale to be considered at a later (reserved matters) stage. 

3.1.3	Full (detailed) planning permission is sought for:

· Development of South Oxhey Central Phase 1A (the south west corner of the main site) comprising 84 residential dwellings for private sale;
· Temporary car parking at South Oxhey Central (53 spaces);
· Development of land at Maylands Road comprising 26 affordable residential dwellings;
· Development of land at Hayling Road comprising 8 residential dwellings for private sale;
· Development of land at Hallowes Crescent, comprising 22 affordable residential dwellings;
· Associated site preparation/enabling works, landscaping, access, transport infrastructure and car parking.

3.1.4	The proposed housing mix for the detailed elements is as follows:

	
	1 bed
	2 bed
	3 bed
	4 bed
	Total

	South Oxhey Central 
Phase 1A
	
29
	
55
	
-
	
-
	
84

	Maylands Road
	17
	1
	6
	2
	26

	Hayling Road
	-
	-
	8
	-
	8

	Hallowes Crescent
	10
	8
	4
	-
	22

	Total
	56
	64
	18
	2
	140



3.1.5	Outline planning permission is sought for the remainder of the proposed development. The outline components include:

· Up to 374 residential dwellings at South Oxhey Central (in addition to the 84 dwellings in Phase 1A), including a minimum of 48 affordable homes;
· Up to 5,137 sqm of town centre uses at South Oxhey Central, including a foodstore of up to 1,754 sqm (amended from 1,714 sqm due to operational requirements of the preferred foodstore operator);
· Re-development of Station Approach Area
· Temporary car parking at South Oxhey Central (22 spaces);
· Associated site preparation/enabling works, access and transport infrastructure.

3.1.6	An illustrative housing mix has been provided for the outline components, as follows:

	
	1 bed
	2 bed
	3 bed
	4 bed
	Total

	South Oxhey Central 
	111
	241
	18
	4
	374

	Total
	111
	241
	18
	4
	374



3.1.7	The overall schedule of affordable and private sale residential accommodation for all four sites, as submitted, is as follows:

	Mix
	No. dwellings
	%

	Affordable apartments
Affordable houses
	93
3
	18.1%
0.6%

	Total affordable =
	96
	18.7%

	Private apartments
Private houses
	374
44
	72.8%
8.5%

	Total private =
	418
	81.3%

	Total dwellings
	514
	100%



However, it is noted that additional commuted sum money has been allocated for affordable housing within Phase 1A; the proposal is for an additional 21 affordable flats which would result in a total of 117 affordable units (22.8%) and thus 397 private units.

3.1.8	Dwelling sizes:
	
	Dwelling type
	Size
	No. of units
	

	Affordable apartments
	1 bed
	41
	

	
	2 bed
	37
	

	
	3 bed
	15
	Total affordable apartments = 93

	Affordable houses
	3 bed
	1
	

	
	4 bed
	2
	Total affordable houses = 3

	Private apartments
	1 bed
	126
	

	
	2 bed
	248
	Total private apartments = 374

	Private houses
	2 bed
	20
	

	
	3 bed
	20
	

	
	4 bed
	4
	Total private houses = 44



3.1.9	The development is proposed to be built in six phases, as follows:

	1A – Demolition of garages along Henbury Way and closure of existing car park, development of Parcel 1A, temporary car parks open; development of satellite sites
	1B – Redevelopment of Station Approach area
	2A – Demolition of The Ox public house, Baden Hall, Luffenham House and northern part of The Parade and shops along St Andrews Road; development of Blocks D1, M, N, N1 and Parcel 1B
	2B – Demolition of shops to northern part of Bridlington Road; development of Blocks H and I
	3A – Demolition of Pennard House and southern part of The Parade and St Andrews Road shops; development of Blocks O, P and Q and Parcels 1C and 1D.
	3B – Demolition of remaining shops on Bridlington Road; development of Blocks J, K and L.

	This phased approach would allow for existing residents to be re-housed and existing retailers to trade for as long as possible.

3.1.10	The application is accompanied by Primary Control Documents which include parameter plans for the outline elements and detailed plans, elevations and sections for the detailed components. The Secondary Control Documents provide illustrative and supporting information, and include the following supporting documents:

SO14 Design and Access Statement
SO15 Planning Statement
SO16 Transport Assessment and Draft Travel Plan Framework
SO17 Retail Statement
SO18 Affordable Housing Statement
SO19 C-Plan Energy Statement
SO20 Sustainability Statement
SO21 Biodiversity Checklist
SO22 Tree Survey and Impact Assessment/Method Statement
SO23 Phase 1 Habitat Survey
SO24 Flood Risk Assessment
SO25 Drainage Strategy
SO26 Preliminary Ground Water Risk Assessment
SO27 Foul Sewerage Assessment
SO28 Utilities Assessment
SO29 Land Contamination Assessment
SO30 Noise Impact Assessment
SO31 Air Quality Assessment
SO32 M&E Outline Design Report (Including Ventilation and Extraction Details)
SO33 Historic Environment Desk-Based Assessment
SO34 Construction Method Statement and Management Plan
SO35 Wind Assessment
SO36 Landscape and Visual Impact Assessment
SO37 Daylight/ Sunlight and Overshadowing Assessment
SO38 Outline Site Waste Management Plan
SO39 Viability Assessment
SO40 Draft S106 Heads of Terms
SO41 Statement of Community Involvement

3.1.11	Amended plans and addendums were received prior to the February Planning Committee which made minor revisions to the scheme, as follows:

· An increase in the maximum floorspace of the foodstore from 1,714 sqm to 1,754 sqm (no change to overall quantum of town centre uses which remains at 5,137 sqm).
· Relocation of substation from adjacent to Block D1 in Phase 2A to between Blocks G and F in Phase 1A, fronting Henbury Gardens.
· A reduction in the ridge height of some of the properties at Hayling Road.

3.2	South Oxhey Central

3.2.1	All existing residential dwellings and commercial and community use units within the site boundary are to be demolished and the site comprehensively redeveloped.

3.2.2	The parameter plans show three new development blocks fronting Prestwick Road with active retail frontages and residential apartments above. The east-west streets between the blocks would connect to Bridlington Road. To the front of the blocks would be Market Place, a public space available for use as events space. Block P and Q to the south east would incorporate a foodstore. The Illustrative Massing Plan indicates that these blocks would be 5 – 7 storeys high fronting Prestwick Road, with 4 storey elements to the rear. The Design and Access Statement describes this as character area ‘Market Place / Prestwick Road’.

3.2.3	Development to the west of these retail / residential blocks would comprise lower density residential development. This is described as character area ‘The Mews’. It would contain 2 and 3 storey dwellings ranging from traditional family homes to more contemporary ‘urban houses’ lining the foodstore car park.

3.2.4	‘The Western Apartments’ further to the west would front Bridlington Road, Henbury Way and Oxhey Drive. This part of the proposal would comprise 4 storey apartment blocks. Detailed planning permission is sought for the apartments in the south western corner of this character area (Parcel 1A). Between Parcel 1A and proposed Blocks D and D1 to the north would be a new area of public open space, ‘Henbury Place’, providing pedestrian connectivity to ‘Henbury Gardens’; the existing area of public open space on the western side of Henbury Way which is to be upgraded with a new play area and landscaping.

3.2.5	The fourth and final character area is ‘Station Square’. This area is a separate parcel of land incorporating Station Approach with its existing commercial units and car park. It is to be redeveloped to provide a more attractive arrival space for visitors approaching from the station and an enhanced public realm. Retail units in this area would be 1 and 2 storeys high. It is proposed to retain a visitor car park, passenger drop off area, taxi stand and bus stop in this area.

3.2.6	In terms of access, for vehicles the primary access roads would be those surrounding the development, namely Oxhey Drive, Prestwick Road and Fairfield Avenue. It is anticipated that Bridlington Road would remain a one-way street. This road, along with Henbury Way and the two new east-west roads, would provide access to the residential dwellings in Market Place / Prestwick Road, The Mews and The Western Apartments. Servicing of the retail units fronting Prestwick Road is proposed to take place from the frontage. Access to the retail foodstore for servicing would be via Oxhey Drive.

3.2.7	Decked parking is proposed in Parcel 1D, that at ground level would serve the foodstore and is proposed to be accessed from Oxhey Drive. The upper deck would provide parking for the residential dwellings above the foodstore as well as the urban houses, to be accessed via the new east-west street to the north. Other residential parking would either be undercroft, in landscaped courtyards or to the frontage / within the curtilage of the dwellings. Additional retail parking is proposed to the front of the foodstore. Public / visitor parking is proposed within the multifunction area to the front of Block O and on-street along Bridlington Road.

3.2.8	Overall 326 residential car parking spaces are proposed. The houses would be allocated 1 space each. The apartments to the east, closest to the station, would have an average parking ratio of 0.55 spaces per unit. Those to the west would have a parking ratio of 0.79 spaces per unit. Overall the apartments would have a parking ratio of 0.69 spaces per unit. As stated above, some on street visitor parking bays are also indicated along Bridlington Road.

3.2.9	In terms of the retail and town centre use provision, a total of 140 car parking spaces are proposed, as follows:

	Retail parking location
	No. of spaces

	Foodstore car park, Oxhey Drive
	62

	Prestwick Road, to front of Blocks O, P & Q
	44

	Station Approach car park
	34

	Total:
	140



3.2.10	It is proposed to create temporary car parking for the period of construction works, the majority of which (53 spaces) would be on the Henbury Way open space area. 

3.2.11	Parcel 1A

	The existing garages would be demolished. A total of 84 residential dwellings are proposed for private sale, in the form of 29 x 1 bed apartments and 55 x 2 bed apartments.

3.2.12	The apartments would be provided within three separate 4 storey blocks. These would be flat roofed and broken up by recessed elements with contrasting brick types. The building to the east, described as Block E and F, would be the largest and would front Bridlington Road.  This would incorporate 15 x 1 bed and 27 x 2 bed apartments. Pedestrian access to each Block would be from the north and south elevations. Block G to the west would front Henbury Way with pedestrian access from the northern elevation. Block G1 to the south would front Oxhey Drive with pedestrian access from the western elevation. Both Blocks G and G1 would incorporate 7 x 1 bed and 14 x 2 bed apartments. 

3.2.13	At ground floor level each apartment would have a terrace area; those on the floors above would be served by a private balcony; either recessed or a true balcony.  Integral bin stores and cycle stores are shown for each block. Undercroft parking would be provided for each of the blocks as well as a central parking courtyard with vehicular access to be provided from Henbury Way. The total number of car parking spaces would be 59.

3.2.14	6 trees are proposed to be planted within the central parking courtyard. Henbury Place and the eastern part of Henbury Gardens are included within Parcel 1A, and detailed landscaping plans have been provided. However, Henbury Gardens (and possibly Henbury Place) is to form a temporary car park during the construction period and would therefore be landscaped at a later date. 

3.2.15	Amended plans now show a substation within Parcel 1A, fronting Henbury Gardens.  The amendment to the location is to assist with the phasing of the scheme. The substation would measure 9m x 4m in accordance with UK Power Network requirements.  The substation would be designed to a 4hour fire resistant fully enclosed construction with double skinned brickwork, concrete roof, fire rated ventilation louvres and fire rated steel security doors. The submitted plans indicate a maximum height of approximately 3 metres to the flat roof.   

3.3	Maylands Road	

3.3.1	The existing play area would be removed and the site redeveloped. A total of 26 affordable dwellings are proposed in the form of 24 apartments and 2 houses:

	Dwelling type
	Size
	No. of units

	Apartments
	1 bed, 2 person
	17

	
	2 bed, 4 person
	1

	
	3 bed, 5 person
	6

	Houses
	4 bed, 6 person
	2



3.3.2	The apartments would be provided within two 3 storey blocks to the north and south of the site, with the main accesses to the eastern elevation. The buildings would be stepped in height to allow for the existing change in site levels; this would be achieved internally by a half level step within the stair cores. The roofs would consist of pitches with gable features, broken up by central flat elements. The northern block would accommodate 1 x 2 bed and 2 x 3 bed apartments at ground floor, 3 x 1 bed and 1 x 3 bed at first floor and 5 x 1 bed at second floor level. The southern block would accommodate 1 x 1 bed and 2 x 3 bed apartments at ground floor, 3 x 1 bed and 1 x 3 bed at first floor and 5 x 1 bed at second floor level. The ground level apartments would each have a small strip of amenity space fronting the road, with the upper floors served by balconies. Screened terraces are also shown to the first floor 3 bed apartments. Each block would have its own integral bin store with an access pathway from Ballater Close / Maylands Road. 

3.3.3	The houses would be semi-detached, fronting Ballater Close.  The front building line would be set forward from 29 Ballater Close. These 4 bed units would essentially be 3 storey, with second floor accommodation partly in the roofspace served by a front gable feature. Private amenity gardens would be provided to the rear. 

3.3.4	A total of 36 car parking spaces would be provided. This includes reprovision of the existing 8 bays accessed via Ballater Close. 18 of the car parking spaces would be provided within a central parking courtyard, with vehicular access from Ferndown Road. A bicycle store is also proposed within this courtyard. The remainder of the car parking bays would front Maylands Road and Ballater Close, including 2 spaces for each of the houses. 

3.3.5	One of the existing mature Oak trees sited towards Maylands Road would be removed to facilitate the development. Replacement planting is proposed. 

3.4	Hayling Road

3.4.1	8 private houses are proposed to be erected, which would all be 3 bed.

3.4.2	A row of 4 terraces is proposed fronting Holmside Rise, set back from the existing front building line, and a pair of semi-detached properties fronting Hayling Road, with a slight setback from the front building line of 179 Hayling Road. The remaining 2 dwellings would face the road junction with angled front elevations to reflect their corner position. 

3.4.3	The dwellings would all be 2 storey with pitched roofs and gable ends, with the exception of the end dwellings adjacent to 9 Holmside Rise and 179 Hayling Road which would be hipped to the side. The 2 dwellings facing the road junction would have a shared front gable feature. All of the properties would have a private amenity garden to the rear. 

3.4.4	16 parking spaces are proposed to the site frontages. Refuse and recycling collection would also be on-street, with 6 of the dwellings having an integrated refuse store to the front. 

3.4.5	2 trees are proposed to be planted adjacent to the boundary with 9 Holmside Rise.

3.5	Hallowes Crescent

3.5.1	The existing disused building is to be demolished and the site redeveloped. 22 affordable apartments are proposed in the following form:

	Dwelling type
	Size
	No. of units

	Apartments
	1 bed, 2 person
	10

	
	2 bed, 4 person
	8

	
	3 bed, 5 person
	4



3.5.2	These would be arranged within a pair of 3 storey apartment blocks following the curve of Hallowes Crescent. The main entrances to the buildings would be to the elevations fronting Hallowes Crescent. The roofs to the buildings would be pitched, with the northern block having a gable feature to the Hallowes Crescent frontage and the southern block having a gable feature to the Hayling Road frontage. The building lines fronting the highways would be consistent with the existing 3 storey retail/residential block along Hallowes Crescent to the east and set forward from 244-250 Hayling Road. Each block would consist of 1 x 1 bed and 2 x 3 bed apartments at ground floor, and 2 x 1 bed and 2 x 2 bed at first and second floor levels. The ground floor apartments would each have a strip of amenity land to the frontage, with the upper floors served by balconies to the front and eastern side elevations. 

3.5.3	A total of 27 car parking spaces and 2 bicycle stores are proposed in a rear parking court. The existing vehicular access to the site would be retained. A layby is also indicated within the site, adjacent to the existing shops. A bin store would link the two apartment buildings, with servicing to be undertaken on-street.

3.5.4	Some tree planting is proposed within the rear courtyard.

3.6	Proposed materials for all of the satellite site developments are red brick and artificial or clay tile roofs.

4.	Consultation

4.1.	Statutory Consultation 

	There have been no updates to section 4.1 since the February committee report.

4.1.1	Affinity Water – No comments received. 

4.1.2	British Pipeline Agency – [No objection; no BPA apparatus in vicinity]

	We are not aware that any of BPA apparatus falls within the vicinity. If the location should change, please contact BPA immediately. www.linesearch.org provides free searches on our pipeline network. Whilst we try to ensure the information we provide is accurate, the information is provided without prejudice and we accept no liability for claims arising from any inaccuracy, omissions or errors contained herein.

4.1.3	Carpenders Park Residents Association – No comments received.

4.1.4	Environment Agency – [No objection; advice and possible conditions]

	We are currently operating with a significantly reduced resource in our Groundwater and Contaminated Land Team in Hertfordshire and North London Area. This has regrettably affected our ability to respond to Local Planning Authorities for some planning consultations. 

	We have had a brief look at the contamination reports and cannot see any signs of major contamination. However, this was not a detailed review as we need to focus local resources on the highest risk proposals.

	We recommend that the requirements of the NPPF and NPPG are still followed.  This means that all risks to groundwater and surface waters from contamination need to be identified so that appropriate remedial action can be taken.  This should be additional to the risk to human health that your Environmental Health Department will be looking at.

	We expect reports and Risk Assessments to be prepared in line with our ‘Groundwater protection: Principles and practice’ document (commonly referred to as GP3) and CLR11 (Model Procedures for the Management of Land Contamination).

	In order to protect groundwater quality from further deterioration:

1. No infiltration based sustainable drainage systems should be constructed on land affected by contamination as contaminants can remobilise and cause groundwater pollution.
1. Piling or any other foundation designs using penetrative methods should not cause preferential pathways for contaminants to migrate to groundwater and cause pollution.

The applicant should refer to the following sources of information and advice in dealing with land affected by contamination, especially with respect to protection of the groundwater beneath the site:

1. From www.gov.uk: 
0. Groundwater Protection: Principles and Practice (August 2013)
0. Our Technical Guidance Pages, which includes links to CLR11 (Model Procedures for the Management of Land Contamination) and GPLC (Environment Agency’s Guiding Principles for Land Contamination) in the ‘overarching documents’ section
0. Use MCERTS accredited methods for testing contaminated soils at the site

1. From the National Planning Practice Guidance:
1. Land affected by contamination 

1. British Standards when investigating potentially contaminated sites and groundwater: 
2. BS 5930: 1999 A2:2010 Code of practice for site investigations
2. BS 10175:2011 Code of practice for investigation of potentially contaminated sites
2. BS ISO 5667-22:2010 Water quality. Sampling. Guidance on the design and installation of groundwater monitoring points
2. BS ISO 5667-11:2009 Water quality. Sampling. Guidance on sampling of groundwaters

All investigations of land potentially affected by contamination should be carried out by or under the direction of a suitably qualified competent person. The competent person would normally be expected to be a chartered member of an appropriate body (such as the Institution of Civil Engineers, Geological Society of London, Royal Institution of Chartered Surveyors, Institution of Environmental Management) and also have relevant experience of investigating contaminated sites.

Unfortunately we are currently under huge resource pressure in our groundwater and contaminated land department so cannot provide a more detailed response to the planning application. We have however had a look over the contamination reports provided and do not see any signs of major contamination, which would be significant as part of the site lies in a Source Protection zone 1. We have no further comments to make but please do not hesitate to contact me if you have any further queries.  

4.1.5	Harrow Council – No comments received.

4.1.6(a)	HCC Archaeology Officer – [No objection or recommendations]

	The site in question is unlikely to contain significant archaeological deposits, structures, or features, therefore no comments to make.

4.1.6(b)	Additional comments with regard to the recommendations set out in the Historic Environment Desk-Based Assessment:

	The initial screening assessment in 2015 (P08/SouthOxhey/15) suggested that there was a low potential on all sites, but that a desk-based assessment (DBA) might be a reasonable precaution. The supplied DBA is well researched and presented, however I do not necessarily agree that the recommendations for work are justified from the potential identified. Further consultation of the development plans suggest that the sites all have a low potential for surviving remains to be present. Section drawings through the sites suggest ground reduction or truncation has occurred either from development or by deliberate landscaping in the 20th century. All four sites have a relatively low potential in any case and as such the developments are unlikely to impact on any significant heritage assets. Further work by evaluation or watching brief is therefore hard to justify in this case.

4.1.7(a) 	HCC Flood Risk Management Team – [Initial objection; removed following receipt of further information; no objection subject to conditions]

In the absence of an acceptable flood risk assessment we object to the grant of planning permission and recommend refusal on this basis for the following reasons:

The flood risk assessment carried out by Brand Consulting dated December 2015 submitted with this application does not comply with the requirements set out in the Planning Practice Guide (as revised 6 April 2015) to the National Planning Policy Framework. The submitted drainage strategy does not therefore provide a suitable basis for assessment to be made of the flood risks arising from the proposed development.

In order for the Lead Local Flood Authority to advise the relevant Local Planning Authority that the site will not increase flood risk to the site and elsewhere and can provide appropriate sustainable drainage techniques, the following information is required as part of the drainage strategy;

1. Demonstration that the proposed drainage schemes ensure that no flooding takes place during any rainfall event up to the 1 in 30 year event.
1. Proposed attenuation volumes at each site. 
1. Drainage scheme calculations based on the total area of the sites. 
1. Use of an above ground SuDS management train. 
1. Confirmation by Thames Water that the proposed discharge at Maylands Road is accepted.

Overcoming our objection:

The satellite sites and parcel 1A at the central site seek full planning permission; and we note that the applicant has provided detailed drawings of the drainage schemes proposed for each site. However, the applicant needs to provide the supporting calculations behind the proposed schemes, including the satellite sites; that demonstrate that no flooding will occur during any rainfall event up to the 1 in 30 year event and that the site can cater for all rainfall events up to the 1 in 100 year event plus 30% climate change allowance. 

The applicant needs to indicate clearly the attenuation volumes that will need to be provided at each site, including the sites at the outline planning stage. We understand that at the outline stage, the details of the development have not been set yet. However, an estimation of the required attenuation volumes needs to be provided at an early stage. 

The proposed attenuation volumes seem to have been calculated taking into account only the impermeable area to be developed in each site. However, not only impermeable areas will be drained by the proposed schemes, but the whole area of the sites will be drained. Therefore, the design of the schemes needs to include the whole area of the sites, not only the area of the site covered by impermeable surfaces. 

We note that the applicant has included brown roofs and permeable pavements in the drainage scheme. However, the proposed drainage strategy for the central site relies heavily on underground attenuation, which is considered as the least sustainable solution. It is stated in section 9.6 that the use of filter strips and swales is not viable due to the presence of clay; something that should not be a constraint when using these SuDS measures. The use of swales or filter trenches would contribute towards an above ground solution, managing stormwater on the surface and requiring less maintenance. 

Correspondence with Thames Water shows that, even though they do not have concerns about the proposed discharge, they cannot guarantee that there will be capacity in the system. Hence, the applicant needs to demonstrate that the application to discharge has been approved; as otherwise an alternative method of discharge should be sought. 

For further guidance on HCC’s policies on SuDS, HCC Developers Guide and Checklist and links to national policy and industry best practice guidance please refer to our surface water drainage webpage:
http://www.hertsdirect.org/services/envplan/water/floods/surfacewaterdrainage/ 

Informative to the LPA:

The applicant can overcome our objection by submitting a drainage strategy which covers the deficiencies highlighted above and demonstrates that the development will not increase risk elsewhere and where possible reduces flood risk overall. If this cannot be achieved we are likely to maintain our objection to the application. Production of a drainage strategy will not in itself result in the removal of an objection. 

4.1.7(b)	Further comments received 11.02.16:

	In response to the additional information sent by the applicant to the LPA on an email; in response to our letter dated 22 January 2016 we can confirm we are in a position to remove our objection on flood risk grounds. We therefore recommend the following conditions for the different sites included in the application to the local planning authority should planning permission be granted. The proposed development will only meet the requirements of the NPPF if the following measures as detailed in the drainage strategy submitted with this application are implemented and secured by way of a planning condition on any planning permission. 

	Condition 1:
	The development permitted in outline by this planning permission at South Oxhey Central, Station Approach and Henbury Way sites shall be carried out in accordance with the flood risk assessment carried out by Brand Consulting dated December 2015 and the following mitigation measures as detailed within the surface water drainage strategy:

1. The surface water run-off generated must not exceed of 5 l/s during the 1 in 100 year event + climate change event for both the Station Approach and Henbury Way sites. 
1. The surface water run-off generated must not exceed the surface water run-off rate of 15 l/s during the 1 in 100 year event + climate change event for the South Oxhey Central site. 
1. Attenuation must be provided to ensure that there is no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change event. Attenuation to be provided in permeable pavements, and underground attenuation tanks as shown in section 14 of the flood risk assessment dated December 2015. 
1. Confirmation by Thames Water that the proposed connections to the surface water sewer network are accepted at the discharge rates specified in points 1 and 2 of this condition.
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 attenuation and disposal of surface water from the site.

Condition 2:
The development permitted by this planning permission in Phase 1A and 1B in the South Oxhey Central site, at Maylands Road, Hayling Road and Hallowes Crescent shall be carried out in accordance with the flood risk assessment carried out by Brand Consulting dated December 2015 and the following mitigation measures as detailed within the surface water drainage strategy shall be implemented.
1. Surface water run-off generated by the critical storm events shall be limited so that it will not exceed the surface water run-off rate of 5 l/s during the 1 in 100 year event + climate change event. 
1. An attenuation volume of 400 m3 shall be provided to ensure no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change event. This is to be provided in permeable pavements and underground attenuation tanks as shown in drawing 11310/6012 included in section 14 of the flood risk assessment dated December 2015. 
1. Confirmation by Thames Water that the proposed connections to the surface water sewer network will be accepted at the discharge rate of 5 l/s.
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 attenuation and disposal of surface water from the site.

Informative to the LPA:

The use of underground attenuation tanks will increase the maintenance needs of the drainage scheme. Without appropriate maintenance, the risk of failure of the drainage schemes will increase and therefore the risk of flooding. The LPA will need to satisfy itself that the proposed underground surface water attenuation features can be maintained for its lifetime and we recommend the LPA obtains a maintenance and adoption plan from the applicant.

4.1.8	HCC Highways Officer – [no objection subject to conditions and informatives]

Notice is given under article 18 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 that the Hertfordshire County Council as Highway Authority does not wish to restrict the grant of permission subject to the following conditions:

Condition 1 - Prior to the commencement 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 in consultation with the Highway Authority to illustrate the following: 

1	Width dimensions of access arrangements
2	Acceptable Stage 1 and 2 Road Safety Audit;
3	Pedestrian/Cycle Access; 
4	Parking layouts; 
5	Roads and footways; and
6	Loading areas.

Condition 2 - No development shall commence until details of the proposed arrangements for future management and maintenance of the proposed streets within the development have been submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority. The streets shall thereafter be maintained in accordance with the approved management and maintenance details until such time as an agreement has been entered into under Section 38 of the Highways Act 1980 or a Private Management and Maintenance Company has been established.

Reason: To ensure satisfactory development of the site and to ensure estate roads are managed and maintained thereafter to a suitable and safe standard.

Condition 3 - No works shall be carried out on roads, footways, cycleways, foul and surface water sewers otherwise than in accordance with the specifications of the Local Planning Authority in consultation with the Highway Authority.

Reason: To ensure satisfactory development of the site and to ensure estate roads are constructed to a standard suitable for adoption as public highway.

Condition 4 - Prior to the first occupation of the development hereby permitted (or Prior to the commencement of the use hereby permitted) a visibility splay shall be provided in full accordance with the details indicated on the plans South Oxhey Central Access Drawings Part 1 and Part 2 - Plans 60336183_ACC_001 to 60336183_ACC_110, respectively. The splay shall thereafter be maintained at all times free from any obstruction between 600mm and 2m above the level of the adjacent highway carriageway.

Reason: In the interests of highway safety.

Condition 5 - No works shall commence on site until a scheme for the parking of cycles has been submitted to and approved in writing by the Local Planning Authority. The scheme shall be fully implemented before the development is first occupied or brought into use and thereafter retained for this purpose.

Reason: To ensure the provision of adequate cycle parking that meets the needs of occupiers of the proposed development and in the interests of encouraging the use of sustainable modes of transport.

Condition 6 - Prior to commencement of the development, the applicant shall submit a Delivery and Servicing Plan shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority. The Delivery and Servicing Plan shall contain the delivery and servicing requirements (including refuse collection) for the proposed uses, 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 the interests of maintaining highway efficiency and safety

Condition 7 - Prior to commencement of the development, the applicant shall submit a Construction Management Plan to the Local Planning Authority for approval in writing. The Construction Management Plan shall contain the programme of works on each part of the overall site, areas for construction vehicle parking, storage and delivery of materials within the overall development site, construction vehicles wheel washing facilities, and details of construction vehicle routes to and from the site. 

Reason: In the interests of maintaining highway efficiency and safety.

Informatives:

Estate Road Adoption: The applicant is advised that if it is the intention to request that Hertfordshire County Council as Highway Authority adopt any of the highways included as part of this application as maintainable at the public expense then details of the specification, layout and alignment, width and levels of the said highways, together with all the necessary highway and drainage arrangements, including surface water run off calculations must be submitted to the Highway Authority. No development shall commence until the details have been approved in writing and an Agreement made under Section 38 of the Highways Act 1980 is in place.  The applicant is further advised that the County Council will only consider roads for adoption where a wider public benefit can be demonstrated. The extent of adoption as public highway must be clearly illustrated on a plan. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

Storage of materials: The applicant is advised that the storage of materials associated with the construction of this development should be provided within the site on land which is not public highway, and the use of such areas must not interfere with the public highway. If this is not possible, authorisation should be sought from the Highway Authority before construction works commence. Further information is available via the website http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 1234047.

Agreements:

S278 Agreement: Any works within the highway boundary (including alterations to the footway and the proposed site access) will need to be secured and approved via a s278 Agreement with the HCC.

S106 Agreement: A S106 Agreement will be required to secure a Full Travel Plan.

S38 Agreement: Any internal roads that are intended to be adopted by HCC should be designed in accordance with the Roads in Hertfordshire highway design guide.

Site Description:

South Oxhey Central
Prestwick Road (B4542) is a single carriageway road located immediately east of and intersecting the land at South Oxhey Central.  Prestwick Road provides a north-south highway link which connects to the A1425 (Eastbury Road) to the north and Little Oxhey Lane to the south. The Parade is a one-way northbound road which runs parallel to the Prestwick Road between Oxhey Drive and Fairfield Avenue. Station Approach currently provides a one-way clockwise loop.  The existing Station Approach loop is accessed via Prestwick Road in the vicinity of the Prestwick Road/ Fairfield Avenue junction. Along the northern boundary of South Oxhey Central is Fairfield Avenue which is a 30mph single carriageway road and provides access onto Bridlington Road and Henbury Way. Bridlington Road is a one-way street southbound and provides access to the Bridlington Road Car Park. Oxhey Drive is a single carriageway road which runs along the southern boundary of South Oxhey Central.  Oxhey Drive connects South Oxhey Central from the Prestwick Road/ Oxhey Drive mini roundabout to the land at Maylands Road located off Ferndown Road. 

Land at Maylands Road 
Maylands Road runs west to east between Muirfield Road and Oakdale Drive.  The land at Maylands Road is on the north-west corner of the junction with Ferndown Road, which forms the eastern boundary of the land at parcel and connects to Ballater Close (Cul-de-Sac) along the northern boundary as well as Oxhey Drive to the north. 

Land at Hayling Road 
The land at Hayling Road is located on the south-eastern corner of the Hayling Road/ Holmeside Rise Junction.  Hayling Road is located north of the land at South Oxhey Central and runs in an east-west direction from the Prestwick Road/Hayling Road mini roundabout to Sandy Lane.  Hayling Road is a single carriageway road with a 30mph speed limit. 

Land at Hallowes Crescent 
Hallowes Crescent is accessed via Hayling Road and is approximately 1.4km west of South Oxhey Central and 500m west of the land at Hayling Road. 
Hallowes Crescent is a one-way street with vehicle movements permitted in an anti-clockwise direction. To the west of Hallowes Crescent, Hayling Road connects to Sandy Lane (A4125) and located to the south Gosforth Lane provides a direct route to South Oxhey Central via Fairfield Avenue or Oxhey Drive.  
Gosforth Lane is a single carriageway road with a 30mph speed limit and provides access to the surrounding residential areas. 

Analysis:

Policy Review
As part of the application the following policy documents have been considered: 
· National Planning Policy Framework (2012)
· National Planning Practice Guidance (2014)
· Hertfordshire County Council Local Transport Plan 3 (2011)
· HCC Active Travel Strategy (2013)
· South West Hertfordshire Transport Plan - Review and Action Plan (2008)
· The Three Rivers District Council Local Plan, comprising: 
1. Three Rivers Core Strategy (2011);
1. Three Rivers Development Plan Management Policies (2013); and 
1. Site Allocations Local Development Document (2014). 

Transport Assessment
The applicant has provided a Transport Assessment (TA) with the application package for consideration by Hertfordshire County Council (HCC). 

Trip Generation
Multi-modal trip generation has been carried out the following scenarios using TRICS: 
· Baseline Assessment - Existing Uses Multi-Modal Trip Generation 
· Future Assessment - Multi-Modal Trip Generation of the Proposed Development; and 
· Future Assessment - Net Trip Generation

Baseline Assessment 
The existing land uses at land at South Oxhey Central are set out below: 
· Residential: 
-	Private Apartments 27 Units
-	Affordable Apartments 99 Units
-	Sub-Total 126 Units
· Retail: 
-	A1-A5 Units 6,824sqm
-	Sui Generis Units 908sqm
-	Dental Surgery 206sqm
-	The Ox Public House 418sqm
-	Sub-Total 8,356sqm
-	Currently Occupied 7,122sqm
-	Assumed Vacant 1,234sqm

The land at Maylands Road is currently amenity space and for the purposes of this assessment is assumed not to generate vehicular trips during the peak hours. The land at Hayling Road is disused brownfield land and for the purposes of this assessment is assumed not to generate vehicular trips during the peak hours. The land at Hallowes Crescent contains the former South Oxhey Service Club.  Although, currently unoccupied, to reflect the previous lawful use of this land, trip rates for Community Centres have been obtained from the TRICS database. 

Future Assessment - Multi-Modal Trip Generation of the Proposed Development 

Whilst it is noted that part of the application is hybrid and another is outline the full proposed land uses are being considered as part of the trip generation forecast. The trip rates for the proposed land uses were derived using the TRICS database, where possible the same trip rates as the baseline have been applied. 

Future Assessment:

The TA subtracts the existing trip generation from the proposed development trip generation to determine the net impact.  The difference in trips generated are set out below.
· Car Driver: AM peak total, -43, PM peak total, -97
· Car Passenger: AM peak total, -2, PM peak total, -39
· Motorcycle: AM peak total, 0, PM peak total, 0
· Taxi: AM peak total, 3, PM peak total, 0 
· Rail: AM peak total, 22, PM peak total, 14
· Bus: AM peak total, 19, PM peak total, 10 
· Cycle: AM peak total, 3, PM peak total, 0
· Walk: AM peak total, -144, PM peak total -65

As part of the pre-application discussions HCC raised a number of questions relating to the multi-modal trip generation.  The applicant’s consultants have provided a suitable response to the queries raise and the trip generation provided is considered acceptable. 

Trip Distribution

Trip distribution assumptions for the proposed development traffic have been provided in the TA.  The development traffic has been distributed based on the observed traffic flows undertaken in July 2015. In order to justify the trip distribution the TA sets out a comparison on Census 2011 data and also the Bilfinger GVA Retail Impact Assessment submitted in support of the planning application. HCC considers the trip distribution based on observed surveys are appropriate. 

Impact on Highway Network 

Junction Assessment

During the scoping stages, it was agreed with Highway Officers at HCC that the following junctions should be considered within the assessment: 
(i)	Prestwick Road/ Oxhey Drive roundabout (mini and standard)
(ii)	Prestwick Road/ Fairfield Avenue/Station Approach staggered T-junction
(iii)	Prestwick Road/ Station Access T-junction
(iv)	Prestwick Road/ Hayling Road roundabout
(v)	Fairfield Avenue/ Bridlington Road/Birkdale Gardens staggered T-junction
(vi)	Fairfield Avenue/ Henbury Way T-junction 
(vii)	Oxhey Drive/ Henbury Way T-junction 
(viii)	Oxhey Drive/ Bridlington Road/ Seacroft Gardens staggered T-junction

Two future year assessments have been considered to identify the impact associated with the development proposals, 2025 base and 2025 base plus development.  Growth factors using the TEMPRO database have been calculated based on the geographical area for South Oxhey and applied to the baseline 2015 traffic data. The junction modelling demonstrates that all junctions operate well within capacity with the exception of the Prestwick Road/Oxhey Drive roundabout and the Prestwick Road/ Hayling Road roundabout junction.  

The Prestwick Road/ Oxhey Drive roundabout when modelled as a mini-roundabout operates over capacity in the 2025 baseline on the Prestwick Road (south) arm with an RFC of 109% in the AM peak and the Oxhey Drive arm with 100% in the AM peak and 105% in the PM peak.  The 2025 base plus development scenario demonstrates that the Prestwick Road (south) arm whilst over capacity reduces to 108% in the AM peak, but the Oxhey Drive arm increases to 106% in the AM peak and reduces to 95% in the PM peak.  As part of the scoping it was agreed that the junction operates more in line with a standard roundabout and modelling has been carried out for a standard roundabout and demonstrates that the junction would operate within capacity. 

The Prestwick Road/Hayling Road roundabout junction when modelled as a mini roundabout operates over capacity in the 2025 baseline on the Prestwick Road (south) arm with an RFC of 102% in the AM peak.  This increase to an RFC of 103% in the AM peak in the 2025 base plus development scenario.  However, similarly to the Prestwick Road/Oxhey Drive roundabout it was agreed at the scoping stage that the junction operates more in line with a standard roundabout.  The scenarios have also been modelled based on a standard roundabout and demonstrates that the junction would operate within capacity. 

On this basis, HCC confirm that the development would not be likely to have a severe impact on the surrounding highway network. 

Highway Safety

The TA identifies the locations of collisions that have occurred within the last 5 years (1st April 2010 and 31st March 2015) on the highway network within the vicinity of the site. A total of 50 incidents were recorded in the local area over the 5 year period.  This resulted in 61 injuries of which 54 were slight, 6 serious and 1 fatality.  The incidents recorded do not have any correlation between them that identifies a safety issue.  The TA provides information on the fatal collision, this collision occurred on Hayling Road near the western junction with Fulford Grove when a child in the road stumbled and was hit by an oncoming vehicle.  This collision is a single unfortunate incident and was not attributed to the design of the road. 

Swept Path Analysis

A range of vehicular swept path assessments have been provided at Appendix H of the TA, which demonstrates that whilst on some occasions vehicles will need to use the whole of the carriageway to manoeuvre they can enter the development. 

Vehicle Access:

Whilst the planning permission is sought in full for some aspects of the application and outline for others, all vehicular accesses are to be determined and approved as part of this submission. 

Land at South Oxhey Central 

The access provision for South Oxhey Central will effectively be arranged on a grid system, with accesses from the local highway network provided via Prestwick Road, Oxhey Drive, Fairfield Avenue and Henbury Way.

Prestwick Road
Access junctions F, G, H, I and J identified on Figure 6.2 of the TA provide access from Prestwick Road.  Access junction F and G are proposed new accesses which will serve the two new carriageways which provide a link from Bridlington Road to Prestwick Road.  No dimensions of these accesses have been provided but visibility splays have been provided to demonstrate that a visibility splay of 2.4m x 43m can be achieved. Junction H, appears to use the existing Parade access arrangements at the mini roundabout with Prestwick Road and Oxhey Drive.  This junction will provide access to at-grade parking. Junctions I and J are the existing entrance and exit for Station Approach and these are proposed to be retained to form part of the new Station Square.  However, it is understood that discussions are currently ongoing with HCC to determine the future need to use Station Approach for the bus service. 

Fairfield Avenue
There are currently two access on Fairfield Avenue within the existing site location and these provide access to the current development.  These accesses will be made redundant as the only accesses from Fairfield Avenue will be via the existing access with Bridlington Road and the existing access from Henbury Way. The redundant accesses will need to closed and the footway reinstated at the applicant’s expense. 

Bridlington Road
Bridlington Road is currently a one-way road providing access from Fairfield Avenue to Oxhey Drive.  Bridlington and the existing access arrangements will be retained. As part of the proposals the two new access junction are proposed from Bridlington Road, which serve the new internal access roads providing a link from Bridlington Road to Prestwick Road.  These new access arrangements are identified as C and D on Figure 6.2 of the TA.  Visibility splays have been provided for these junctions to demonstrate that a visibility splay of 2.4m x 25m can be achieved.  However, no further dimensions appear to have been provided.
 
Oxhey Drive 
Oxhey Drive forms an access with Henbury Way, Bridlington Road and Prestwick Road and these access arrangements are all proposed to be retained. Oxhey Drive also currently has two accesses into the existing development.  It is proposed that the access closest to the junction with Bridlington Road is made redundant as part of the proposals.  The remaining access appears to be retained for access to parking.  It is also proposed to provide a new access arrangement onto Oxhey Drive which is shown as access E on Figure 6.2 of the TA, which will provide access to the retail parking area.  Visibility splays have been provided illustrating that a splay of 2.4m x 43m can be achieved.  However, no other dimensions have been provided. 

Henbury Way
Accesses A and B identified from Figure 6.2 show accesses onto Henbury Way.  Visibility splays for both accesses have been provided and illustrate that a 2.4m x 43m splay can be achieved.  However, no dimensions of the access arrangements have been provided. 

Land at Maylands Road 

There is no direct access currently onto the land at Maylands Road.  A new access would therefore be provided to serve a central parking court via Ferndown Road.  The new access will be in the form of a vehicle crossover.  No details of the dimensions of the access or visibility splays have been provided. 

Land at Hayling Road

The 8 new houses proposed would be served from existing roads namely Hayling Road and Holmside Rise, with direct access to parking via vehicle crossovers.  

Land at Hallowes Crescent 

The vehicular access to the land at Hallowes Crescent would utilise the existing garage access, accessed directly off Hallowes Crescent. 

HCC does not object in principle to the access arrangements. However, the dimensions will need to be provided to ensure that the widths are commensurate with the Road in Herts highway design guide and we would recommend that this is secured via condition. It should also be noted that any changes to the highway will need to be secured via a Section 278 Agreement. 

Road Safety Audit

New access arrangements are proposed as part of the application and a Stage 1 Road Safety Audit will be required to illustrate that new access arrangements are safe and appropriate for the size of the development. The Safety Audit should also consider the road network through the site as well due to the interactions with pedestrians. 

Internal Layout 

It is noted that the internal layout at the Land at South Oxhey Central with the exception of Phase 1A will be subject to reserve matter.  However, HCC understand that St Andrews Road, part of the existing Parade and the two existing route from Fairfield Avenue, which are adopted highway do not form part of the development proposals. On this basis, they are required to be stopped up. 

It is also noted that the two new proposed links from Bridlington Road to Prestwick Road are requested to be adopted by the Highway Authority.  Any proposals for adoption will need to be secured via a Section 38 Agreement.

Refuse and Service Delivery

As previously mentioned a swept path assessment has been provided to demonstrate the manoeuvrability of a number of vehicles associated with the development.
The TA also sets out that a Delivery and Servicing Management Strategy would be produced and secured via an appropriately worded (pre-occupation) planning condition.  HCC would recommend that this is provided and agreed with the local planning authority and highway authority to ensure the safety and operation of the local highway network.  

Street Lighting 

As part of the application submission detail on the lighting design has been provided, this has been reviewed and comments are set out below: 
· The proposal includes bollards - HCC in general do not adopt bollards unless there is an absolute need for signage etc.  On this basis, this is not acceptable and will need to be removed ; 
· The proposal includes non-standard post-top lanterns, these would need to be LED and a commuted sum determined by HCC would need to be provided to cover future maintenance; 
· The lighting of all areas to be designed to comply with BS 5489, BS 13201, BS 7671 and HCC design standards Roads in Hertfordshire (3rd Edition) 
· Design submission documents will need to accord with Annex B of Roads in Hertfordshire Street Lighting Designer’s Checklist.

Parking 

The TA includes parking demand flows in order to understand the existing parking demand and provide information on car usage. 

The development proposals in the South Oxhey Central area a provision of 1 space per dwelling for the houses, a parking ratio of 0.79 spaces per unit for the apartments on the western side of the development and the overall apartment parking ratio will be 0.69 spaces per unit. The provision has been reduced based on the sustainable location. 

In terms of retail and town centre use, as well as the parking adjacent to Prestwick Road, which would provide 44 parking spaces, a further 62 spaces are proposed associated with the convenience foodstore and an addition 34 bays provided in a rearranged Station Approach car park. 

The parking provision for the proposals at land at Maylands Road sets out that the overall parking provision would be a ratio of 1.38 space dwelling (including Ballater Close, 1.08 space per dwelling if Ballater Close spaces were excluded).

The parking ratio for the houses proposed at Land at Hayling Road is proposed to be provided at 2 spaces per dwelling and the parking ratio for the apartments at Hallowes Crescent is set out to be 1.22 spaces per apartment which includes visitor spaces. 

Whilst the parking provision will be determined by the Three Rivers District Council, HCC has concerns regarding the potential for parking on the highway.  Given the reduced levels of parking HCC would recommend that a Car Parking Management Strategy be secured as part of any permission to ensure that parking arrangements are suitably managed to avoid hazardous displacement onto the highway network. 

Cycle Parking Provisions 

The cycle parking provision will be required to be provided in accordance with the Three Rivers District Council Local Plan, Development Management Policies, Local Development Document (Adopted July 2013).  The level of provision will ultimately be decided by Three Rivers District Council and HCC raises no objection in principle but the detailed information regarding location and type of stands will need to be secured via condition. 

Accessibility

Buses
The site is located adjacent to Carpenders Park railway station which provides the closest bus stops for a number of bus routes. The Oxhey Drive/Ferndown Road bus stop is located 50m from the land at Mayland Road. The closest bus stop to the land at Hayling Road is Fulford Grove, which located approximately 100m from the site. The land at Hallowes Crescent has access to the Gosforth Lane/Brampton Road bus stop which is located approximately 50m south of Hayling Road. 

Rail
South Oxhey Central is located immediately adjacent to the Carpenders Park railway station.  Carpenders Park is part of the London Overground rail network and provides connections to Central London and Watford.  

Walking and cycling
There are a number of bridleways and footpaths in the vicinity of the development including Bridleway 17, which provides connections from Prestwick Road. Footpath 11 which is located to the west of land at Maylands Road and connects Gosforth Lane to Oxhey Drive in close proximity to St Joseph Catholic Primary School. Footpath 8 is located on Woodhall Lane, south of the Oxhey Drive/Woodhall Drive Junction.   Prestwick Road provides a shared pedestrian/cycle path along the eastern carriageway.  This cycle route is not on the National Cycle Network but provides cyclists a free from traffic route along Prestwick Road. A pedestrian footpath is provided on the western carriageway which link to a pedestrian plaza.  The remaining surrounding highway network provides suitable footways on both sides of the carriageway which creates an appropriate walking network. 

As part of this response an accessibility review relating to the surrounding public transport infrastructure has been undertaken and comments are set out below: 

BUS 
Bus stop availability within central South Oxhey is good.  For town centre locations a distance of 200m from a bus stop is deemed an appropriate accessibility criteria and this is met.  The other development areas all meet the usual 400m criteria.  In relation to bus stop infrastructure however this is very variable.  Some stops have a shelter, a few have Kassell kerbs, and the only departure screen is at the station.

In relation to available services, routes 8 and W19 have the most regular timetables.  Both give access to central Watford.  The central South Oxhey development area is best served with both 8 and W19 routes.

In relation to the proposals for the station forecourt, further consultation will be needed in relation to the plans for this area.  The removal of short term parking to a place further from the station entrance may create accessibility issues for some users and loss of long term parking may lead to displacement of station user parking to elsewhere in the town centre.  It is not stated whether provision for taxis will be greater or not or if current provision is deemed adequate.  Steps are shown on approach to the station building and it is not clear if a ramp will also be provided.  The bus stop will need to be retained for the W19 as this route terminates here and needs a turnaround facility.  HCC’s Rail Strategy (2011) outlines issues and aspirations for the station as real time provision at the bus stops and maintenance of the cycle shelter.  This document also outlines appropriate standards that this category of station should meet in relation to access (including cycle/ car parking, bus information, taxis, signage), facilities and environment.

Travel Plan
A draft Framework Travel Plan is provided with the application. Mode share targets and initiatives as well as measures. As discussed previously between HCC and the applicant a Full Travel Plan prepared in coordination with HCC will need be secured by a Section 106 Agreement.  

Construction
A Construction Method Statement and Management Plan have been submitted as part of the application and HCC have a number of concerns relating to this document which will ultimately need to be addressed.  Our concerns are set out below:

· There is no mention of highway works or how works affecting the highway will be managed.  On this basis the document is not considered fit for purpose
· There are implications to the Highway from site accesses and areas which appear to be Highway (Bridlington Road) which will eventually be removed and new internal estate roads constructed. There is no mention of this so we would require further details of how the works are to be safely managed in terms of pedestrian management and traffic management.  Legally if the existing roads are to be removed then these would need to be stopped up before any works commence if these are Highway maintainable at public expense. 
· Drawing SK5 refers to ‘Pedestrian access to be maintained as much as possible while work in progress’. Tthis needs to be further clarified as if public footpath is to be closed and diverted then this needs formal approval and details of how this will be safely managed etc
· The document states ‘due to the restricted nature of the site there is no space for a full wheel cleaning therefore a standpipe and hose will be located at the site exit and all vehicles will have their wheels checked and washed down prior to leaving site’. This is not acceptable as there is a high risk debris and detritus will be carried out onto the highway and a wheel washing facility needs to be available on site.  The document is contradictory as in other sections (Track out, page 24) it refers to a wheel wash being on site. 
· The document refers to a mechanical sweeper being present on site to clear site access and local roads (Highway) further details would be required as to how this is to be safely managed as this operation on the public highway will have traffic management and traffic congestion issues which need to be clearly assessed. 
 
The document is very heavily geared to the site operations but does not give details of how the Highway works are to be managed.  On this basis, HCC require a Construction Traffic Management Plan to be secured via condition.  This is to ensure that the safety and operation of the adjacent highway work is not affected during the construction and demolition phases.

Conclusion
The development proposals have been assessed and HCC do not wish to raise an objection subject to conditions being applied and appropriate commuted sums derived for the maintenance of any non-standard materials or equipment that are intended for adoption by the highway authority.

4.1.9	HCC Minerals and Waste Officer – [No objection; advice and condition]

	I am writing in response to the above planning application insofar as it raises issues in connection with minerals or waste matters. Comments have previously been submitted regarding pre-applications at the sites listed above to shape the development as a whole. Should the District Council be minded to permit this application, a number of detailed matters should be given careful consideration. 

Government policy seeks to ensure that all planning authorities take responsibility for waste management. This is reflected in the County Council’s adopted waste planning documents. In particular, the waste planning documents seek to promote the sustainable management of waste in the county and encourage districts and boroughs to have regard to the potential for minimising waste generated by development. 

Most recently, the Department for Communities and Local Government published its National Planning Policy for Waste (October 2014) which sets out the following: 

‘When determining planning applications for non-waste development, local planning authorities should, to the extent appropriate to their responsibilities, ensure that: 
· the likely impact of proposed, non- waste related development on existing waste management facilities, and on sites and areas allocated for waste management, is acceptable and does not prejudice the implementation of the waste hierarchy and/or the efficient operation of such facilities; 
· new, non-waste development makes sufficient provision for waste management and promotes good design to secure the integration of waste management facilities with the rest of the development and, in less developed areas, with the local landscape. This includes providing adequate storage facilities at residential premises, for example by ensuring that there is sufficient and discrete provision for bins, to facilitate a high quality, comprehensive and frequent household collection service; 
· the handling of waste arising from the construction and operation of development maximises reuse/recovery opportunities, and minimises off-site disposal.’ 

This includes encouraging re-use of unavoidable waste where possible and the use of recycled materials where appropriate to the construction. In particular, you are referred to the following policies of the adopted Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document 2012 which forms part of the Development Plan. The policies that relate to this proposal are set out below: 

Policy 1: Strategy for the Provision for Waste Management Facilities. This is in regards to the penultimate paragraph of the policy; 
Policy 2: Waste Prevention and Reduction: & 
Policy 12: Sustainable Design, Construction and Demolition. 

In determining the planning application the district council is urged to pay due regard to these policies and ensure their objectives are met. Many of the policy requirements can be met through the imposition of planning conditions. 

Waste Policy 12: Sustainable Design, Construction and Demolition requires all relevant construction projects to be supported by a Site Waste Management Plan (SWMP). This aims to reduce the amount of waste produced on site and should contain information including types of waste removed from the site and where that waste is being taken to. SWMPs should be passed onto the Waste Planning Authority to collate the data upon completion of the development. 

It is noted that an Outline Site Waste Management Plan has been submitted with the application. This sets out the scale of the proposed development including the full and outline aspects for which permission is being sought. The document refers to the consideration of waste reduction and prevention principles throughout the construction to minimise waste and encourage reuse and recycling wherever possible. Detailed information is expected to be provided within a Site Waste Management Plan as to how this will be achieved for both demolition and construction stages. This should be set out as early as possible so that decisions can be made related to the management of waste arisings during demolition and construction and building materials made from recycled and secondary sources can be used within the development. 

Despite the SWMP having been submitted in outline at this stage, I have reviewed the document and provide comments regarding the requirements within a full SWMP. Waste matters will need to be considered as part of the proposed development and waste prevention, re-use, recycling and recovery options employed to minimise waste requiring disposal, in line with the waste hierarchy. 

The document produced using WRAP’s SWMP lite tool provides a significant amount of estimated waste arisings. As would be expected, the waste is broken down by type with the relevant European Waste Catalogue code. What is clear and encouraging from the SWMP is that it has been set up to allow for a comparison between the estimated and actual waste arisings with waste management actions taken. Diversion from landfill for the project has a target of 61% which can be assessed upon completion. It is expected that any explanation of deviation from the plan is set out within the lessons learned section including cost savings achieved by implementing the plan which can be employed on future projects. 

I would suggest that the full SWMP includes additional information in respect of identifying the client, contractors and the cost of the project. The plan should include the persons responsible for removing the waste and its destination. In addition it would benefit from an explanation with regards to any action taken in the design of the development which involved minimising the quantity of waste on site before the drafting of the SWMP took place. A declaration that the client and the contractor will comply with the requirements of the Duty of Care that materials will be handles efficiently and waste managed appropriately is also a requirement under Section 34 of the Environmental Protection Act 1990 and Environmental Protection (Duty of Care) Regulations 1991. 

To ensure that this document is effective, there needs to be a commitment set out to update the document throughout the development. A section added regarding training of workers on site to ensure they are familiar with the requirements of the SWMP is suggested to be worthwhile. 

SWMPs should be passed onto the Waste Planning Authority to collate the data. The county council as Waste Planning Authority would be happy to assess any SWMP that is submitted as part of this development either at this stage or as a requirement by condition, and provide comment to the district council. 

In terms of waste generated during occupation, the proposed development would benefit from recycling facilities being provided on the site. This applies to all of the different types of development proposed, not just residential, for which waste will be produced and needs to be managed effectively. In addition, as stated in previous correspondence, for the wider regeneration initiative there may be scope to include a neighbourhood recycling facility to promote good local recycling of waste materials. 

As previously stated in the pre-application response it should be noted that the Hallowes Crescent and Hayling Road sites are located in Area of Search A for Organic Waste Recovery, and the South Oxhey Central site is located adjacent to the Area of Search in the Waste Core Strategy and Development Management Policies document. This broad area has been identified as having a requirement for composting or other organic waste recovery facility to provide additional capacity by the end of the Waste Local Plan period. Whilst this designation may not directly impact upon the proposed developments, the applicant should be mindful of the intention for the provision of such a facility to be sited within the area. 

In terms of mineral matters, the core South Oxhey Central site and all three of the satellite sites are located within the sand and gravel belt. However, it is acknowledged that they are previously developed sites and as such there are unlikely to be significant mineral (sand and gravel) deposits within the sites in question. The relevant policy, Policy 5, within the Hertfordshire Minerals Local Plan Review 2002-2016, adopted March 2007 states that mineral extraction will be encouraged prior to other development taking place where the mineral would otherwise be sterilised. 

On this basis, development may give rise to ‘opportunistic’ use of some limited or poorer quality minerals at the site that could be utilised in the development itself. Examination of these opportunities would be consistent with the principles of sustainable development.

4.1.10	HCC Planning Obligations Officer – [Evidence and request for financial contributions]
	
	Summary of financial contributions requested:

	Obligation
	Amount requested

	Nursery and childcare services
	£76,065

	Primary education
	£530,516

	Secondary education
	£166,034

	Youth facilities
	£4,466

	Library provision
	£45,427

	
	

	Total:
	£822,508



	Extracts from full statement:

It is widely recognised at all levels of policy that some developments may impact on infrastructure and services provided by public bodies and that planning obligations should be made to offset those impacts. This statement should be considered in conjunction with the Toolkit and previous consultation responses made to TRDC. 

As described within the Toolkit, contributions towards local service provision are calculated on a per person basis. HCC has developed census-based models which forecast the number of people likely to emerge from a particular development (according to the size, type and tenure of each residential unit comprising the development) by age group. This information is then passed to service providers to establish whether or not the estimated additional people can be accommodated within existing service provision. 

The cumulative impact of developments on local service provision is an important consideration. Although developments by themselves may not be sufficient to generate large impacts on services and facilities (and the number of people predicted to emerge in relation to a particular service may appear small for an individual development) collectively, new development can generate a significant impact. Equally individual developments may not be sufficiently large to fund a whole infrastructure project. As set out in paragraph 10.2 of the Toolkit, the use of formulae is a means of addressing the likely cumulative impact of development in a fair and equitable way and financial contributions will be sought where necessary to fund both on and off-site provision as appropriate. In such instances, financial contributions will be pooled in line with the 2010 CIL Regulations (as amended) to address the cumulative impact.

When applications are made in outline, HCC’s standard approach has been to request a table of costs is referred to and included within any Section 106 deed following identification of service requirements. This approach provides the certainty of identified contribution figures with the flexibility for an applicant and district council to agree the affordable housing tenure mix at a later stage and the financial contribution to be calculated accordingly at that time, without the need to enter into a deed of variation in respect of these contributions. This ensures the contributions remain appropriate to the development and thereby meet the third test of Regulation 122 of the Community Infrastructure Levy Regulations 2010: “fairly and reasonably related in scale and kind to the development”. Tables can be provided on request. 

For the purposes of illustration, the figures set out below have been calculated on the basis of a development comprising the stated housing mix. In addition, it has been assumed that the total number of dwellings will be equally spread over a 7 year build period. If these assumptions change the estimated person yield figures below will also change. 

The model used to calculate the figures below is currently based on 2010 Census information. HCC is in the process of updating its models to 2011 Census information. Accordingly future applications on this site may be assessed on the basis of the updated information. 

Education Provision:

The County Council is the Local Education Authority and has a statutory responsibility for the provision of education services. Broadly, education contributions are calculated using a HCC developed census-based model which forecasts the number of children likely to emerge from different types, sizes and tenures of dwellings. The expected number of children is then multiplied by the cost of a pupil place resulting in a contribution figure. Further information on the model and the calculation is available within the Toolkit. 

The migrant population and age profile information from the Census is incorporated into the model which allows for the child population resident in the development to change with time, as children grow older and population in the development starts to conform to an age structure in line with the wider community. The result is a forecast of population that changes over time and often includes a peak in demand, in the short to medium term, for example, as the larger numbers of pre-school children in migrant households move into a primary school. 

The long term average figure is used to calculate the impact on permanent school places and therefore is linked to the costs of permanent school extension (rather than the construction costs associated with new school construction). Where appropriate the difference between the long term average and peak figures is used to calculate the potential temporary impact on local schools resulting from the peak. The cost of accommodating temporary peaks is calculated based on reduced figures. 

Nursery Education:

The County Council has a duty to secure sufficient Free Early Education places for eligible families of two year olds and all parents of three and four year olds who require a free early education place. The County Council also has to ensure there are sufficient childcare places for children up to the age of 14 for working families. 

Free early education is a central government funded scheme whereby all children from the term after which they are 3 until they reach school age are eligible for a free place for 570 hours per year. This free place can be offered in a maintained school or in a private, voluntary or independent (PVI) provision such as a pre-school or day nursery. Where new primary school sites are identified, nursery provision will be sought as part of the on-site provision. From September 2013 the county council also has a statutory responsibility to provide 15hrs early education to eligible 2 year old children across Hertfordshire. Where large scale development requires the provision of a new primary school, early education is usually sought alongside the new school. 

The model indicates on a long term average of 2.5 nursery aged children may reside in this development at any point in time. It is also estimated that there will be a peak of 6.2 nursery aged children. 

Nursery provision is managed on the same area basis as childcare services i.e. Children’s Centre Areas. There is currently a significant shortage of early education places available for 2, 3 and 4 year olds in the South Oxhey area. Additional demand resulting from new large scale development will exacerbate this situation. Accordingly a contribution is sought towards nursery provision based on Table 2 of the Toolkit. 

	Bedrooms*
	1
	2
	3
	4
	5+
	1
	2
	3

	
	
	
	
	
	
	
	
	

	 
	HOUSES 
	FLATS 

	 
	Market & other
	Market & other

	Nursery education
	£35
	£175
	£340
	£459
	£545
	£32
	£195
	£270

	 
	 
	 
	 
	 
	 
	 
	 
	 

	 
	HOUSES 
	FLATS 

	 
	Social Rent 
	Social Rent

	Nursery education
	£39
	£453
	£475
	£503
	£955
	£9
	£216
	£313

	 
	 
	 
	 
	 
	 
	 
	 
	 

	*uses an assumed relationship between bedrooms and habitable rooms
All figures Index Linked to PUBSEC 175



For the purposes of illustration only, based on Table 2 and the housing mix set out at above, the contribution towards Nursery services would be £58,414 (index linked to PUBSEC 175).

	In this instance demand for early education will be accommodated via expanded pre-school provision at Woodhall Primary School. The Busy Bees Pre-school operates out of the old clinic building which is a standalone facility on the Woodhall school site. With an existing area deficit, the pre-school already has a waiting list for the summer 2016 term. Land around this building could be utilised to extend the facility and provide more places.

	There is also a deficit of Childcare places within this area (please see below). The impact of this proposal on Childcare services will also be addressed via the project to develop an expanded pre-school. (Pre-schools offering both these services). Accordingly it is proposed to combine the Nursery and Childcare elements into a single “Early Years” contribution towards the project. 

Primary Education:

The capacity of local primary and secondary schools is an important part of the process of determining need for contributions and this is checked against a different forecast which uses actual data of 0 to 5 years olds living in an area as well as information on the numbers of children already in the education system to determine future demand for school places, whilst taking into account other developments which are proposed nearby. This information is used to ascertain whether there is sufficient space in local schools for the pupil yield from new development. This model has been developed for and is operated by the Children’s Services Department. If there is considered to be insufficient capacity in local schools to cater for the development (and other sites if appropriate) contributions are sought. 

Education services are assessed on the basis of education planning areas. There are six primary schools within this education planning area “Oxhey South” (Area 21.6) currently offering 210 places at Reception.

An extract of the current primary education forecast for South Oxhey, included set out below, shows a sustained demand for school places which leaves little or no capacity within the existing provision. The majority of demand for places is from children who live in South Oxhey town and not from other areas within Hertfordshire. Additional temporary places have been provided in recent years (2014/15 intake) to meet demand whilst it should also be noted that the deficit shown below does not allow for any ‘margin’ in school places to cater for parental choice or year on year fluctuations.

        [image: ]

Beyond the current forecast period, ONS projections for Three Rivers suggest primary pupil numbers will continue to rise. Additional new housing development will exacerbate this situation. As a result additional primary education places will be required to meet the needs arising from new development.

The anticipated number of primary aged children expected to arise as a result of this proposal cannot be accommodated within existing primary school provision. Accordingly a permanent expansion is required to accommodate the needs of this development 

The census model indicates on a long term average 19.7 primary school aged children will reside in this development at any point in time. It is also estimated that there will be a peak of 53.1 primary school aged children. (In instances where there are a large number of affordable rented flats larger differences between the peak and long term average figures are often seen).

Infant class size legislation, organisational and financial sensibilities mean that most primary schools teach classes of 30 children.  Accordingly HCC would look to provide a 1FE (one Form of Entry being 30 places per year group) expansion to an existing school to help ensure sustainability and viability (as opposed to a partial form of entry expansion). 

In this instance and with the development being in excess of the 300 dwelling upper threshold identified within paragraph 10.6 of the Toolkit, the base costs are not considered appropriate in respect of the primary education project as a more bespoke cost estimate is available to reflect the costs of the required project. 

All school organisational proposals are assessed against the Director’s Four Tests, which consider whether the project provides the right number of places in the right area; the impact on school standards and effectiveness; deliverability, including town planning considerations and cost; and any transitional arrangements.  Woodhall Primary School was identified as the most appropriate option to serve growth in pupil numbers as a result of the development. 

We have previously provided information based on 8 recent (2013-2015) examples of school expansions within Hertfordshire with the average cost of a 1FE expansion at £3.107m (excluding land). However, feasibility work indicates that expansion of the Woodhall Primary School would be a more cost effective solution in this instance. Works to expand this specific school to 2FE have been estimated at £2m. Accordingly HCC would seek the relevant proportion of this fee based on anticipated child yield from this proposal as set out in the table below, index linked to PUBSEC 206:

	Bedrooms*
	1
	2
	3
	4
	5+
	1
	2
	3

	
	
	
	
	
	
	
	
	

	 
	HOUSES 
	FLATS 

	 
	Market & other
	Market & other

	Primary education 
	£376
	£1,868
	£3,936
	£5,540
	£6,634
	£164
	£1,532
	£2,321

	 
	 
	 
	 
	 
	 
	 
	 
	 

	 
	HOUSES 
	FLATS 

	 
	Social Rent 
	Social Rent

	Primary education 
	£393
	£5,239
	£6.427
	£8,125
	£8,042
	£241
	£5,760
	£4,455

	 
	 
	 
	 
	 
	 
	 
	 
	 

	*uses an assumed relationship between bedrooms and habitable rooms
All figures Index Linked to PUBSEC 206



For the purposes of illustration only, based on the mix set out above, the contributions towards a one form of entry primary school expansion at Woodhall Primary School would be £530,516 (index linked to PUBSEC 206).

Secondary Education:

Secondary education services are assessed on the basis of secondary education planning areas. South Oxhey falls into the Watford education planning area (Area 21) currently offering 1,326 places at Admission. 

An extract from the current forecast for this planning area is included below and shows an anticipated deficit from of places from 2017/2018 onwards. As with primary education these forecasts do not allow any margin to cater for parental choice or year on year fluctuations. 

	WATFORD 
	
	
	
	
	
	
	
	
	
	

	 YEAR
	16/17
	17/18
	18/19
	19/20
	20/21
	21/22
	22/23
	23/24
	24/25
	25/26

	Number of Yr7 places available
	1326
	1326
	1326
	1326
	1326
	1326
	1326
	1326
	1326
	1326

	Demand
	1267
	1345
	1396
	1491
	1469
	1535
	1607
	1563
	1543
	1514

	Surplus/Shortage
	59
	-19
	-70
	-165
	-143
	-209
	-281
	-237
	-217
	-188

	% Surplus/ Shortage
	4.4
	-1.4
	-5.3
	-2.4
	-10.8
	-15.8
	-21.2
	-17.9
	-16.4
	-14.2

	No of FE
	2.0
	-0.6
	-2.3
	-5.5
	-4.8
	-7.0
	-9.4
	-7.9
	-7.2
	-6.3



Meeting demand in this area is challenging. There is also a deficit in the wider south-west area which includes the Bushey and Rickmansworth secondary planning areas and additional places are therefore required to meet demand. A combined forecast for the south west is also shown below.

	RICKMANSWORTH, WATFORD & BUSHEY

	 YEAR
	16/17
	17/18
	18/19
	19/20
	20/21
	21/22
	22/23
	23/24
	24/25
	25/26

	Number of Yr7 places available
	2645
	2645
	2645
	2645
	2645
	2645
	2645
	2645
	2645
	2645

	Demand
	2590
	2732
	2850
	2966
	2938
	3046
	3174
	3095
	3031
	2973

	Surplus/Shortage
	55
	-87
	-205
	-321
	-293
	-401
	-529
	-450
	-386
	-328

	% Surplus/ Shortage
	2.1
	-3.3
	-7.8
	-12.1
	-11.1
	-15.2
	-20.0
	-17.0
	-14.6
	-12.4

	No of FE
	1.8
	-2.9
	-6.8
	-10.7
	-9.8
	-13.4
	-17.6
	-15.0
	-12.9
	-10.9



The census model indicates on a long term average 12.5 secondary aged children will reside in this development at any point in time. It is also estimated that there may be a peak of 49.3 secondary school aged children. (In instances where there are a large number of affordable rented flats larger differences between the peak and long term average figures are often seen).

Accordingly a financial contribution is sought towards secondary education services as set out in Table 2 of the Toolkit, extract copied below, index linked to PUBSEC 175):

	Bedrooms*
	1
	2
	3
	4
	5+
	1
	2
	3

	
	
	
	
	
	
	
	
	

	 
	HOUSES 
	FLATS 

	 
	Market & other
	Market & other

	Secondary education
	£263
	£802
	£2,561
	£4,423
	£5,662
	£47
	£444
	£1,677

	 
	 
	 
	 
	 
	 
	 
	 
	 

	 
	HOUSES 
	FLATS 

	 
	Social Rent 
	Social Rent

	Secondary education
	£62
	£450
	£1,676
	£2,669
	£2,405
	£14
	£261
	£1,084

	 
	 
	 
	 
	 
	 
	 
	 
	 

	*uses an assumed relationship between bedrooms and habitable rooms
All figures Index Linked to PUBSEC 175




For the purposes of illustration only, based on the mix set out above, the contributions towards Secondary Education services would be £166,034 (index linked to PUBSEC 175).

We are working with secondary schools across the south-west area to determine where expanded provision to meet the demands from growth can be delivered and accordingly we have undertaken feasibility work. Rickmansworth School admits children from the South Oxhey area and we support a project to expand provision at this school. A contribution from this development would be used towards the creation of additional secondary school places at Rickmansworth School. This would enable the school to expand from 6.5 FE to 8 FE.

Childcare Provision:

In addition to nursery provision (free early education covered above) the Local Authority has a statutory duty to ensure there is sufficient childcare for working parents, this duty cover 0 – 14 years (19 for children with S.E.N.D.). Childcare can take place in preschools, day nurseries, childminders and out of school provision such as holiday clubs and after school clubs depending on the age of the child and therefore can take place in school buildings or community use buildings. New schools should be designed to be able to offer childcare to all children (aged 2 years upwards).

Based on the illustrative mix set out above, the census-based model estimates that an additional 77.3 children would need to be accommodated locally.

As for Nursery Education, Childcare is assessed on the basis of Children Centre Areas. Current Childcare information indicates there is a significant shortage of early education places available for 2, 3 and 4 year olds in the South Oxhey area. Additional demand resulting from new residential development will exacerbate this situation.

Accordingly A financial contribution is sought towards childcare services as set out in Table 2 of the Toolkit, extract copied below, index linked to PUBSEC 175):

	Bedrooms*
	1
	2
	3
	4
	5+
	1
	2
	3

	
	
	
	
	
	
	
	
	

	 
	HOUSES 
	FLATS 

	 
	Market & other
	Market & other

	Childcare
	£14
	£64
	£138
	£199
	£244
	£8
	£57
	£89

	 
	 
	 
	 
	 
	 
	 
	 
	 

	 
	HOUSES 
	FLATS 

	 
	Social Rent 
	Social Rent

	Childcare
	£12
	£121
	£188
	£226
	£277
	£4
	£65
	£113

	 
	 
	 
	 
	 
	 
	 
	 
	 

	*uses an assumed relationship between bedrooms and habitable rooms
All figures Index Linked to PUBSEC 175



For the purposes of illustration only, based on the mix set out above, the contributions towards Childcare services would be £17,651 (index linked to PUBSEC 175).

Section 106 funding from this proposal would be used towards providing additional childcare places at Woodhall Primary School. As discussed previously, the Busy Bees Pre-school operates out of the old clinic building which is a standalone facility on the Woodhall school site. With an existing area deficit, the pre-school already has a waiting list for the summer 2016 term. Land around this building could be utilised to extend the facility and provide more places.

As also mentioned above, there is also a deficit of Nursery places within this area. The impact of this proposal on Nursery will also be addressed via the project to develop an expanded pre-school. (Pre-schools offering both these services). Accordingly it is proposed to combine the Nursery and Childcare elements into a single “Early Years” contribution towards the project. 

Youth Provision:

HCC Youth Connexions is governed by the Education Act 1944. To clarify the Government’s expectations of Local Authorities (LAs) the Department of Education published the Statutory Guidance on Services and Activities to Improve Young People’s Well-Being (June 2012). The guidance states LAs should provide “young people with the positive, preventative and early help they need to improve their well-being”; “Youth work and youth workers can contribute to meeting the needs of the young people and reduce demand for more specialist services”; and highlights the importance of personal and social development which enables young people to “build the capabilities they need for learning, work and the transition to adulthood.” 

Youth Connexions work is delivered through planned curriculum programmes which are based on identified need resulting in recordable personal and social development outcomes. Youth Connexions supports young people by providing informal education opportunities to promote young people’s personal and social development enabling them to make informed decisions, have a place in their community and ultimately reach their potential and make a successful transition to adulthood. 

Whilst young people with the greatest need are targeted, most HCC youth work projects are accessible to all young people aged 13-19 and up to the age of 25 for young people with learning disabilities. Youth Connexions also supports young people leaving care up to the age of 21. Additional users resulting from new development will increase the pressure on facilities thereby limiting service provision and affecting their usability and attractiveness to young people.  

The census-based model estimates there will be an additional 36.3 young people to be accommodated locally by Youth Connexions based on the illustrative mix above.

A financial contribution is sought towards youth services based on the figures set out in Table 2 of the Toolkit, extract copied below, index linked to PUBSEC 175):

	Bedrooms*
	1
	2
	3
	4
	5+
	1
	2
	3

	
	
	
	
	
	
	
	
	

	 
	HOUSES 
	FLATS 

	 
	Market & other
	Market & other

	Youth facilities
	£6
	£16
	£50
	£82
	£105
	£3
	£13
	£41

	
	 
	 
	 
	 
	 
	 
	 
	 

	
	HOUSES 
	FLATS 

	
	Social Rent 
	Social Rent

	Youth facilities
	£2
	£8
	£31
	£51
	£55
	£1
	£6
	£21

	 
	 
	 
	 
	 
	 
	 
	 
	 

	*uses an assumed relationship between bedrooms and habitable rooms.                            All figures Index Linked to PUBSEC 175



For the purposes of illustration only, based on the mix set out above, the contributions towards youth services would be £4,466 (index linked to PUBSEC 175).

Youth Connexions runs projects at South Oxhey Youth Centre in Gosforth Lane four evenings a week. To meet the demand in the area there is a need to broaden the range of facilities and offer a wider curriculum. The current Youth Centre at South Oxhey also requires improvements and refurbishment to continue to be an attractive place for young people to visit. New residential development will exacerbate the need for these works.

A two phase programme to address the above situation has been costed at circa £18,000. Phase one is currently underway (July 2015) whilst phase two will commence subject to the availability of funding. The Youth Centre building is currently leased from Three Rivers District Council, via Hertsmere Leisure. Landlord’s consent for this programme has been sought and obtained. 

Phase one comprises partitioning off a quiet room/IT suite for targeted curriculum delivery. This will include substantial sound proofing to the ceiling, removal of dated wall mounted work surfaces to enable replacement with an area more suited to group work and better able to meet the needs of both young people and modern technology.  The kitchen facility will be significantly increased and improved to include 5 cookery stations in place of the current single station. 

Works included in phase two will involve refurbishing the entrance and office space, sound proofing and improvements to the main recreation area and additional cosmetic improvements to make the Youth Centre more attractive and vibrant. Accordingly, financial contributions from this proposal will be used towards phase two of this project. 

Library Provision:

The County Council has a duty to provide a comprehensive and efficient library service for everyone who lives, works or studies in the County. It believes that its libraries need to be updated to continue to improve the service offered and cope with additional demand brought about by new development. 

Libraries are no longer a place solely to borrow books. They function as a community hub offering services and facilities to cater for a range of community needs including those of children, students, job seekers, and the elderly. Libraries offer free, authoritative, non-judgemental information services and supported access to online resources and services. They provide access to books, audio material, magazines, newspapers and community language material in both physical and digital formats, public computers, Wi-Fi and the internet, online services, ICT-based and other learning opportunities. They also offer neutral places to promote community wellbeing. New residential development will result in additional pressure on to the library service. The census-based model estimates there will be an additional 181.7 library users may reside in the new development based on the illustrative mix above.

A financial contribution towards library services in this instance would be based on Table 2 of the Toolkit, extract copied below, index linked to PUBSEC 175). However, as previously mentioned, discussions between HCC and TRDC regarding Oxhey Library are ongoing, in the event the library is reprovided as part of the regeneration scheme HCC would expect reprovision to be at nil cost. If the library is not reprovided a contribution based on the Table 2 will be sought.

Under the contribution basis and in order to meet the needs and demands of the increased population of the communities within South Oxhey, Hertfordshire Libraries will need to undertake a project to increase public space and service provision in South Oxhey Library. A project has been initiated to achieve the following objectives:

· To create additional public space for the increasing population, enabling us to provide additional book shelving, soft seating and display furniture in South Oxhey Library. 
· To provide additional shelving, seating and display furniture, the reconfigured public space will improve the customer flow through the library for the increasing population. The walking distance from the new entrance to the self-service kiosks will be much reduced, which will be easier for older customers and young families. These changes to the library space will require alterations to the power and data configuration and some alterations to part of the lighting grid; these alterations will be made as part of the project. 
· To make it easier for customers to ask staff for help in using the service by providing a new customer-friendly Help Point. 
· To create an improved and discrete teenage area with modern, teenage-friendly seating, shelving and display space. 
· To increase the amount of study spaces and Wi-Fi benching for an increasing number of customers wishing to use their own mobile devices and laptops. 
· To make the reconfigured public space as flexible as possible, enabling us to facilitate author events and other community gatherings by installing improved wheeled shelving and easily movable furniture.

	Bedrooms*
	1
	2
	3
	4
	5+
	1
	2
	3

	
	
	
	
	
	
	
	
	

	 
	HOUSES 
	FLATS 

	 
	Market & other
	Market & other

	Library facilities
	£98
	£147
	£198
	£241
	£265
	£77
	£129
	£164

	
	 
	 
	 
	 
	 
	 
	 
	 

	
	HOUSES 
	FLATS 

	
	Social Rent 
	Social Rent

	Library facilities
	£48
	£91
	£130
	£156
	£155
	£38
	£82
	£107

	 
	 
	 
	 
	 
	 
	 
	 
	 

	*uses an assumed relationship between bedrooms and habitable rooms
The above figures are index linked to PUBSEC 175



For the purposes of illustration only, based on the mix set out above, the contributions towards library services would be £45,427 (index linked to PUBSEC 175) towards a project to increase public space and service provision at South Oxhey Library

Fire Hydrants:

All buildings must be adequately served by fire hydrants in the event of fire. The County Council as the Statutory Fire Authority has a duty to ensure fire-fighting facilities are provided on new developments. HCC therefore seeks the provision of hydrants required to serve the proposed development through standard clauses set out in a Section 106 deed. If the developer/s does not provide the hydrants required as a direct result of his development the responsibility and cost would fall upon the County Council. In addition, buildings fitted with fire mains must have a suitable hydrant provided and sited within 18m of the hard-standing facility provided for the fire service pumping appliance. 

The requirements for fire hydrant provision are set out with the Toolkit at paragraph 12.33 and 12.34 (page 22). The provision of public fire hydrants is not covered by Building Regulations 2010 (Part B5 as supported by Secretary of State Guidance ‘Approved Document B’).

In practice, the location and number of hydrants is determined at the time the water services for the development are planned in detail and the layout of the development is known which is usually after planning permission is granted. 

Summary and Conclusions:

HCC seeks financial contributions towards childcare, nursery education, primary education, secondary education, youth and library services together with fire hydrant provision to mitigate the impact of the proposed South Oxhey Regeneration Scheme.

It is considered that the contributions sought by HCC as indicated previously in correspondence with Three Rivers District Council meet the tests set out within Regulation 122 of the Community Infrastructure Levy Regulations 2010 (as amended) and the requirements of Circular 05/05 in that they are;
· Necessary to make the development acceptable in planning terms;
· Directly related to the development; and
· Fairly and reasonably related in scale and kind to the development

Necessary to make the development acceptable in planning terms
Recognition that contributions should be made to mitigate the impact of development are set out in planning related policy documents. The provision of community facilities is a matter that is relevant to planning.

The development plan background supports the provision of planning contributions. Policy CP8 of Three Rivers Core Strategy (adopted 2011) covers the requirement for development to provide for its infrastructure consequences. The contributions sought will ensure that additional needs brought on by the development are met. The approach to seeking contributions as set out within HCC’s Toolkit guidance is consistent, fair and transparent; providing certainty to all involved in the process.

Directly related to the development
The occupiers of new residential developments will have an additional impact upon local services. The planning obligations sought towards the above services are based on the size, type and tenure of the individual dwellings comprising this development following consultation with the service providers and will only be used towards services and facilities serving the locality of the proposed development and therefore, for the benefit of the development's occupants (as set out within HCC’s Toolkit and template Section 106 deeds).

Only those fire hydrants required to provide the necessary water supplies for fire- fighting purposes to serve the buildings comprising this proposal at this site are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.

Fairly and reasonably related in scale and kind to the development
The financial contributions are largely calculated according to the size, type and tenure of each individual dwelling comprising the proposed development (based on the person yield) (as set out above and within HCC’s Toolkit). Contributions towards primary education facilities will be calculated using a bespoke calculation specific to the development and South Oxhey context. 

Only those fire hydrants required to provide the necessary water supplies for fire-fighting purposes to serve the buildings comprising this proposal at this site are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.

4.1.11	HCC Public Health – [Support proposal; consideration has been given to the comments and advice provided]

Public Health supports this proposal, recognising the critical roles that the built environment, good quality housing and employment opportunities all play in health and wellbeing. This is particularly so for more vulnerable members of our community and communities that experience health inequalities. This letter sets out our comments, questions and advice in relation to a number of key health and wellbeing themes. 

	Health and planning: 

	Spatial planning has a clear and strong influence on healthy choices made by individuals, and evidence suggests that there are a number of issues that impact on physical and mental health. Building health into our urban environments is a vital step towards delivering longer term improvements in health across the whole of society. This can be as important as investment in medical interventions. By building health into planning we seek to address some of the causes of poor health from the outset. 
	
	The principle of health inequalities states that those who are most economically, environmentally and socially disadvantaged are also those more likely to experience poorer health and wellbeing. This is a fundamental concept for any planning that will effect change in these areas. 

	Comments on proposed development:

	South Oxhey is essentially a large urban estate almost exclusively made up of Council built properties, although many of these houses are now privately owned. Local planning policy recognises that South Oxhey is a deprived area that is in need of regeneration. Being mindful of this, the Public Health priorities identified in response to the submitted planning application focus on the following key areas: 

	Green space: The NPPF recognises that access to high quality open spaces can make an important contribution to the health and well-being of communities (para 73). Green space, when we get it right, offers economic, social and environmental benefits. Too often, however, ambition is not met by reality, resulting in wasted space – ‘spaces left over after planning’. 

	Although little green space would be provided in this development, it is recognised that existing provision is poor. This aside, some clarity is required on the proposed amenity space – both green space and civic space. 
· Will it be delineated? Is it clearly public or clearly private? Public spaces need to feel welcoming and accessible, but the problem with many developments is that the space seemingly belongs to no-one. Private outdoor space can be more valuable to residents than a parking space. 
· Will the amenity spaces be engaging, is there clarity of use? Will it encourage social engagement and be as permissive and inclusive as possible? 
· Will the amenity spaces be used? Are they accessible to all residents not just the properties immediately adjacent – how accessible are they for properties on higher floors; are they overlooked, visible and on a route to somewhere? 
· How will the green spaces be managed and maintained – neglected spaces will fall out of use? 

	Active Travel and Physical Activity: The Design and Access Statement makes a clear point around the proximity of the proposed development to the local shops and services. Designing in physical activity, active travel and healthy choices should be an integral part of any development. Access to the site via active and sustainable means such as walking and cycling should be promoted and further supported through: 
· Prioritising pedestrian movement over vehicles 
· Appropriate provision of secure cycle storage 
· Ensuring there is appropriate signage for pedestrian/cycle routes towards key local destinations and rights of way. 

	On site traffic and parking: Is the development balanced between vehicles and pedestrians? Vehicle dominance can blight residential areas, and green spaces can often suffer from anti-social parking. How will this development limit vehicle speeds and tackle poor parking choices in order to make it a place for people, not vehicles? It is encouraging to note the proposal for civic areas to contain a shared surface to reduce the dominance of vehicles, promote pedestrian priority and provide more flexible spaces, but does this approach extend to the predominantly residential areas? 

	Children: This development predominantly intends to meet a demand for 1 and 2 bed properties and some assumptions can be generally made around the social profiles of the future residents. The trend across Hertfordshire is increasingly seeing families and children living in flatted accommodation, particularly in urban centres. It is really quite important that this development continues to be mindful of the needs of the children and young families who may eventually reside there. 

	Nationally, there has been a big decline in the amount of outdoor activity by children, whilst we’re seeing increasing levels of child obesity. How will this development ensure outdoor play opportunities, particularly child-led free play that is not in a designated space? 
· The proposed green space does not integrate with the rest of the development. It is difficult to see how informal play, recreation and physical activity across all ages can be naturally promoted through the design. 
· The designated play space is not immediately adjacent to, or seemingly in direct line of sight of most of the residential buildings. From the indicative layout it also appears that accessibility will require road crossings. Given that the apartments will not benefit from private amenity space other than a balcony, some consideration should be given to how independent, informal outdoor play can therefore be encouraged. 

	Affordable Housing: having a good quality home is important to our health and wellbeing, and ensuring accessibility to affordable housing is a priority across the County. Given the social demographics of South Oxhey and the regeneration context of this development, it is therefore disappointing that the % of affordable housing is not higher. 

	The development should provide its affordable housing in a way which is integrated and avoids demarcation. It should also have equal access to the green space provided. Examples of poor development design and lack of community integration highlight the need to avoid the creation of artificial divides when it comes to housing mix. 
· Locating affordable housing above commercial uses is not an equitable solution. 
· Locating affordable housing within one block has the potential to create a social divide within the local community. 

	A development for all ages: Socio-economic conditions throughout the life course shape adult health and disease risk. The lifecourse approach as a framework stresses the importance of all ages and stages of life. This development should be seeking to build all dwellings to be Lifetime Homes compliant; it is not clear if this is the case. This is an approach which would contribute to the creation of a sustainable and healthy community. 

	Conclusion:

This application aims, through regeneration, to help tackle deprivation affecting South Oxhey, particularly in relation to improving access to education, skills and training and employment and reducing crime. Regeneration of parts of South Oxhey is promoted to improve housing stock quality and reduce inequalities through the provision of targeted services in more efficient ways. Notwithstanding some of our concerns around the proposed design, Public Health supports this application with the proviso that consideration is given to the issues raised in this letter.

4.1.12	HCC Rights of Way Officer – No comments received.

4.1.13(a)Herts Crime Prevention Design Advisor – [No objection subject to informative; advice]

Security – ADQ and SBD for the whole site:

In October 2015, Approved Document Q (ADQ) came into force that requires under Building Regulations dwellings are built to “Prevent Unauthorised Access”.  This applies to any “dwelling and any part of a building from which access can be gained to a flat within the building”.  Performance requirements apply to easily accessible doors and windows that provide access in any of the following circumstances:

1. Into a dwelling from outside
1. Into parts of a building containing flats from outside
1. Into a flat from the common parts of the building

Achieving the Secured by Design award meets the requirements of Approved Document Q (ADQ), and there is no charge for applying for the Secured by Design award.   I would ask that this information is passed by way of informative to the applicant, for all the sites. 

Site Security for the whole site:   

I would look for the site to achieve the Secured by Design standard of physical security.   The physical security for the development will be important to make the site sustainable, due to the location.     If built to Secured by Design part 2, which is the police approved minimum security standard. This would involve:

a. All exterior doors to have been certificated by an approved certification body to BS PAS 24:2012, or STS 201 issue 4:2012, or STS 202 BR2, or LPS 1175 SR 2, or LPS 2081 SR B.
b. All individual flat front entrance doors to have been certificated by an approved certification body BS Pas 24:2012 (internal specification).   
c. Ground level (easily accessible) exterior windows to certificated by an approved certification body to BS Pas 24:2012.  All glazing in the exterior doors, and ground floor (easily accessible) windows next to doors to include laminated glass as one of the panes of glass.  
d. If there are 10 or more flats sharing a communal entrance, there should also be audible and visual access control at the pedestrian entrances to the block.  Such access control must NOT have a Tradesman’s Button fitted as this assists offenders to gain entry during the day to break into the flats. 
e. Would look for lighting (not bollard lighting) to the rear parking areas.

These standards are entry level security and meet the Secured by Design part 2 physical security standard.   Building to the physical security of Secured by Design, which is the police approved minimum security standard, will reduce the potential for burglary by 50% to 75%.  I would encourage the applicants to seek Secured by Design certification to this standard when it is built.

South Oxhey Central

Parcel 1A:

Rear parking area: 
 
· This area should not be permeable as this will help residents have control of this area, especially with the undercroft parking.   Such undercroft parking will need to be well lit. 
· Blocks E & F have their residential entrances on the exterior of the blocks, with no residential entrance to the rear parking area.   I would ask that ideally there should be such a rear entrance to the rear parking area as this will help residents have better control of the rear parking area.   With the current arrangement residents who use the rear parking area and cycle store, have to exit their block onto the public domain, walk along the public footpath to a gate in the surrounding full height boundary treatment, to gain entrance to the rear area.   This gate will weaken the security for this rear area.   If gates are kept for pedestrians  then these will need to metal, with robust self-closures and self-locking with access control on.   Otherwise if gates are left open then this will make the rear area permeable and expose the area to a greater risk of crime.    Could a rear entrance be made through the cycle store through to each block communal cores?
· Blocks G:   There are two blocks G shown on plan 1275-D-1115, whilst on another plan one block is shown as G1.  Again both blocks have their only residential entrance off the public domain, with no rear entrance into the rear parking area.   Again I would ask if there could also be provided a rear entrance for residents, so the same reasons as for blocks E & F.  Could a residential entrance be made through where the meter room is, and the meter room moved over?

Perimeter between blocks G and F on north side and G1 and E on the south side, to have suitable full height fencing / wall, so as to make area inside the block a cul de sac.  This will help residents have ownership of the parking area and be able to spot intruders.  Also it stops the car parking area becoming a cut through and prevents numerous escape routes for any offenders.  On plan 1275-D-1716 this boundary appears to be brick wall with railing top.  I would ask that the railings are open top so as to deter climbing over.

Vehicle entrance to each block’s private rear parking area having something to create a sense of entrance and provide separation between the public realm and the private rear parking area.

All blocks to have a communal entrance for residents from within the central parking area and another for visitors on the outside of the perimeter block.  Communal entrances within the rear courtyard will help create an active residential edge and provide better security for the rear parking area.

All undercroft parking to have light colour painted walls and ceilings.  This will help reduce number of lights required to achieve a suitable level of illumination and help residents feel safe and spot intruders

Parcels 1B – 1C – 1D:

As per comments for parcel 1A, I make similar comments regarding where there is undercroft parking for flats and making the parking areas cul de sacs; surface treatment of vehicle access from public domain; communal entrance doors; painting the walls and ceiling a light colour of the undercroft parking; and the physical standards of Secured by Design. 
 
Additional comments:

A store under residential blocks P & Q will have covered parking in parcel 1D, under a separate residential parking area at level 1.  Because the store car parking area will be private property.  The Police do not patrol private property and this area will be the responsibility of the store to control.   With this parking area being hidden away and almost totally enclosed, it must be regularly patrolled by the store, there must be good CCTV, it must have light painted walls and ceilings, and must be fully secured when the store is shut.  I would ask that these measures are conditioned, to make sure they happen.   Otherwise it will be taken over for nefarious other uses, and stolen abandoned vehicles will be set fire to in this area. Hopefully when the reserved matters are dealt with, there will be store windows at the rear which will  provide views from the store into the stores enclosed rear parking area.

Houses within parcels 1B and 1C: 

0. I would support some defensible space created at the side end gable walls with the public footpath, even if this were to be a narrow landscape strip.
0. Where possible that end gable walls should have windows on the side.  Where these are there will be the need for defensible planting underneath.
0. In parcel 1C where the north and south  cross access road meets with the rear of a parking area behind block O and block J, I would look for full height fencing / wall separation.  That way the parking for the blocks is not permeable and is in effect a cul de sac.

Public Car Parks: 

I would look for any new or refurbished public car parks to achieve the Safer Parking Award.   The Safer Parking Scheme is primarily aimed at the management of criminal behaviour within the parking environment. Parking facilities that have achieved the award mean the parking operator has in place measures that help to deter criminal activity and anti-social behaviour, thereby doing everything they can to prevent crime and reduce the fear of crime in their parking area.  For customers, using the Park Mark Safer Parking facility means that the area has been vetted by the Police and has measures in place in order to create a safe environment.  All parking facilities approved under the scheme are able to display the “Park Mark” sign at these facilities and are encouraged to do so.

Items that are dealt with under the scheme include:
· Management and maintenance.
· On operational parking facilities, existing crime statistics. On proposed parking facilities, potential crime statistics.
· Boundary treatments and perimeters.
· Vehicle access and egress.
· Pedestrian access and egress.
· Parking areas.
· Surveillance.
· Lighting.
· Signage.

CCTV:  

There will be new public realm areas in the retail area of the proposed redeveloped Central area.   Invariably such retail uses on estates attracts anti-social behaviour (ASB) in the area of the retail uses.  Therefore public realm CCTV should be planned for as the central area scheme develops.   There is some existing CCTV of the public realm in the area, but there will need to be a CCTV strategy planned for the new public realm. 

Maylands Road 

Generally content with the layout, however would like to see a sense of entrance to the vehicle entrance off Ferndown Road.   This will help create an area which is not open for causal intrusion.   This could be done with road surface treatment at the entrance, and brick columns or similar either side of the entrance. I am pleased that to the west of the south block of flats there is fencing and gate going across from the area of the south block of flats to the side perimeter fence with 34 Maylands Road.  This will help stop causal intrusion and show that you are entering somewhere that is not open public space. I am also pleased to see that around the site there would be railing fence denoting separation between the development and the public realm.

Hayling Road

Generally content with the layout, however would like to see robust full height gates giving access to the rear garden.  Where cycle storage is in the rear garden, then the gate to be capable of being locked and unlocked from either side.   A padbolt fitted to the inside of such a gate does not allow an exiting cyclist to lock the gate, which would then expose the rear garden to causal intrusion.  I am pleased to see landscaping provided between the front setback and the public realm / parking spaces. 

Hallowes Crescent 

Generally content with the layout, however would like to see bin store between the two blocks secured with metal louvered BS Pas 24: 2012 or LPS 1175 standard doors.  Ideally these would also be on access control, so it does not get abused, but I don’t know if this is possible with the waste collection services? I am pleased to see railing fence providing separation between the public realm and the development. 

I hope the above will help the development achieve that aims of the NPPF: 69 – re safe and accessible environments where crime and disorder, and the fear of crime, do not undermine quality of life or community cohesion; the NPPG: 010 – re Sec 17 of the Crime and Disorder Act 1984 – to prevent crime & disorder, and 011 – re taking proportionate security measures being a central consideration to the planning and delivery of new developments and substantive retrofits; and Policies CP1 and CP12 of the Core Strategy.

4.1.13(b)Additional comments regarding lighting proposals:

Parcel 1A

I am content with the location of the lighting columns and bollard lights shown on the illustrative plan.  The lighting columns for the public domain should provide lighting to BS 5489 whilst the bollard lighting will act as a way-finding feature light.  I presume Highways will be commenting on the lighting levels for the public highway? I note there appear to be three lighting columns within the rear parking court area of the housing block, with an additional one covering the vehicle entrance.  There should also be some lighting to the undercroft parking area, but presume this area will be on the building lighting plan, as it is not shown?  Otherwise I am content.

Maylands Road

I am content with the location of the lighting columns and bollard lights shown on the illustrative plan.  The lighting columns should provide suitable lighting for the rear parking court to aid natural surveillance over this area by residents from the dwellings overlooking.  There will also be some lighting by the communal entrance doors to the dwelling blocks at the rear which will also help illuminate the rear parking area. Although this is not shown. Whether there is enough lighting to provide enough even and consistent lighting to the rear parking court and vehicle entrance and parking area as well, I am not qualified enough to know. The two bollard lights are to aid way-finding for the footpath access for residents at the side. 

Hayling Road

I am content with the location of the bollard lights shown on the illustrative plan.  There is already street lighting columns covering the highway at this location, so the bollard lighting is more for effect.  It also needs to be placed so that cars reversing do not reverse into the bollards, i.e: not in the middle rear area of a parking space.

Hallowes Crescent

Lighting for the rear parking area is shown as two lighting columns and 5 x bollards. There will also be some lighting by the communal entrance doors to the dwelling blocks at the rear which will also help illuminate the rear parking area.   Whether there is enough lighting to provide enough even and consistent lighting to the rear parking court and vehicle entrance and parking area as well, I am not qualified enough to know.  I normally ask for even and consistent lighting (not from bollard lighting as this does not light up faces to aid recognition) so that residents can have good natural surveillance over their vehicles from their dwellings. I don’t know if the applicants are looking at the rear parking and side entrance and parking to be lit to levels of BS 5489? As regards the light columns near the rear parking court boundary, yes these can aid someone climbing over, although I presume the area at the rear is a sub-station?  If needs be mitigation could be moving the column out slightly or planting prickly shrubs at the bottom or fitting a collar part way up to deter climbing.

4.1.14	Herts Ecology – [No objection subject to condition and informative]

	This is a large-sale development comprising the redevelopment of vacant and built land within a heavily urbanised landscape. We hold no specific ecological records for each individual plot and the accompanying Phase 1 Habitat Survey and Bat Survey (AECOM, January 2016) suggests that the immediate, urban environment is of little intrinsic ecological interest; I have no reason to disagree with this conclusion. 

Immediately beyond though, lie extensive areas of woodland with open access, some of ancient origin. Almost all are protected as Local Wildlife Sites (LWS) and include Oxhey Woods Local Nature Reserve (LNR). Elsewhere, areas of open grassland are identified as Ecosites and represent sites of very local ecological interest. However, I do not anticipate that any protected areas or protected species will be directly, adversely affected by the proposed development. 

The biodiversity strategy, allied with various supporting documents, identifies reasonable efforts to embed biodiversity into the overall design. The utilisation of native species, and the incorporation of meadows, brown roofs and both bird and bat boxes within the design is welcomed. Together, these modest measures will help enable the proposed development to make a contribution towards achieving biodiversity gain as encouraged by the NPPF; it is essential the implementation of all these measures is secured by condition in any future consent. 

With developments of this scale, it is possible that breeding birds will nest within the fabric of those buildings scheduled for demolition and would be harmed by demolition. In general terms, all species, their nests and eggs are protected by law, and it is an offence to kill, injure or disturb a wild bird, and take, or damage their nest or eggs. Consequently, to reduce the likelihood of harm arising and of an offence being committed, I advise that a precautionary approach is taken and recommend that the following Informative is added to any permission: 

“In order to protect breeding birds, their nests, eggs and young, demolition activities should only be carried out during the period October to February. If this is not possible then a pre-development (same-day) search of the area should be made by a suitably experienced ecologist. If active nests are found, then clearance work must be delayed until the juvenile birds have left the nest and are fully independent or professional ecological advice taken on how best to proceed”. 

Provided both these enhancement and precautionary measures are secured in any future consent, I raise no objections to the proposed development.

4.1.15 	Herts Fire Officer – No comments received.

4.1.16	Herts and Middlesex Wildlife Trust – No comments received.

4.1.17	Herts Health and Community Agency - No comments received.

4.1.18	Herts Valley Clinical Commissioning Group – [Support NHS request for financial contribution]

Following the response to the NHS England Premises Team, the Herts Valleys Clinical Commissioning Group would now like to comment on the Developer’s reply to the application. As the lead commissioner for services within West Hertfordshire we would like to reiterate NHS England’s comments on the impact that this increased number of patients will have on the local surgeries which are already at full capacity. Not only does the increased number of patients affect General Medical Services but there will be a considerable impact on many other NHS resources including community services. Stating that by extending surgery hours primary care could absorb these patients is short sighted as the GP Practices are already providing extended consultation appointments in addition to their contracts. Additional resources will be required to support this development. 

It is our experience that Planners become actively involved in negotiations with Developers and their Agents and we would welcome your support and assistance in these discussions. NHS England have made it clear in their letter of 14th December that to provide GMS to these additional patients would require additional capacity, equipment and workforce within the premises as an extension, reconfiguration or a relocation. A developer contribution as quoted by NHS England of £240,849.70 under these circumstances is considered to be vital and necessary to provide an equitable service to this new population.

4.1.19	Highways England – No objection.

4.1.20	Hillingdon Council – No comments received.

4.1.21	London Underground (Transport for London) – [No comments to make]

	London Underground Infrastructure Protection has no comment to make on this planning application. However, there are Network Rail assets close to this site.

4.1.22	National Grid – No comments received.

4.1.23	Natural England – [No comments to make]

	Natural England has no comments to make on this application.  The lack of comment from Natural England does not imply that there are no impacts on the natural environment, but only that the application is not likely to result in significant impacts on statutory designated nature conservation sites or landscapes.  It is for the local planning authority to determine whether or not this application is consistent with national and local policies on the natural environment.  Other bodies and individuals may be able to provide information and advice on the environmental value of this site and the impacts of the proposal to assist the decision making process. We advise LPAs to obtain specialist ecological or other environmental advice when determining the environmental impacts of development. We recommend referring to our SSSI Impact Risk Zones prior to consultation with Natural England.

4.1.24	Network Rail – [No objection subject to conditions; information and advice]
 
(1) Access:

(a) This proposal was flagged up to Network Rail us at the end of last year, our representatives had a meeting with Three Rivers and advised that they speak to our property team first to discuss the access issues and redevelopment of the station. We are currently trying to arrange a meeting with everyone involved. 
 
(b) The track access point just to the north of the station which would need to be protected. It is currently accessed via a third party car park just to the north of the station which appears to be included in this planning application. 
 
(c) The planning boundary does adjoin the station right outside the subway which passes all the way under the railway and out the other side. We assume this is a public right of way.  During any development safe access would need to be maintained at all times to the steps and ramp which accesses the station and subway. The Train Operating Company (TOC), the London Overground Rail Operations Limited (LOROL), should be consulted about any disruption to the area in terms of general safety and comfort of passengers, rail replacement bus planning and so forth. The developer would be liable for any costs incurred in facilitating this proposal.
 
All roads, paths or ways providing access to any part of the railway undertaker's land both temporary and permanent, shall be kept open at all times (24/7, 365 – around the clock) during and after the development. 
 
The proposal must not encroach onto any Network Rail access road, paths or ways of access to any part of Network Rail land. This also includes emergency vehicles ability to access and exit Network Rail land. 
 
The applicant is reminded that each Network Rail has a specific right of way and as such any developer is requested to contact the Network Rail Operational Property Services Team to discuss the impact of the proposal upon our access. 
 
(2) Carpenders Park Railway Station:

There is a skylight in the subway which is letting in water. It has been patch repaired many times over the years but now a complete replacement is required. We would recommend that the LPA consider a developer financial contribution for its replacement to provide a better station environment for the new development adjacent to the station.
 
(3) Asset Protection:
 
RAMS
Network Rail requests that the developer submit a risk assessment and method statement (RAMS) for the proposal to the Network Rail Asset Protection Engineer once the proposal has entered the development and construction phase. The RAMS should consider all works to be undertaken within 10m of the operational railway. We require reviewing the RAMS to ensure that works on site follow safe methods of working and have taken into consideration any potential impact on Network Rail land and the operational railway. The developer should contact Network Rail Asset Protection prior to works commencing at AssetProtectionLNWSouth@networkrail.co.uk to discuss the proposal and RAMS requirements in more detail.
 
Encroachment
[bookmark: OLE_LINK30][bookmark: OLE_LINK31]The developer/applicant must ensure that their proposal, both during construction, and after completion of works on site, does not affect the safety, operation or integrity of the operational railway, Network Rail land and its infrastructure or undermine or damage or adversely affect any railway land and structures. 
· There must be no physical encroachment of the proposal onto Network Rail land, no over-sailing into Network Rail air-space and no encroachment of foundations onto Network Rail land and soil. 
· Any future maintenance must be conducted solely within the applicant’s land ownership. 
· Should the applicant require access to Network Rail land to facilitate their proposal they would need to approach the Network Rail Asset Protection Team at least 20 weeks before any works are due to commence on site. The applicant would be liable for all costs incurred in facilitating the proposal and an asset protection agreement may be necessary to undertake works. Network Rail reserves the right to refuse any works by a third party that may adversely impact its land and infrastructure. 
· Any unauthorised access to Network Rail air-space or land will be deemed an act of trespass.
 
Scaffolding
Any scaffold which is to be constructed within 10 metres of the Network Rail / railway boundary fence must be erected in such a manner that at no time will any poles over-sail the railway and protective netting around such scaffold must be installed. The applicant / applicant’s contractor must consider if they can undertake the works and associated scaffold / access for working at height within the footprint of their property boundary. The applicant is reminded that when pole(s) are erected for construction or maintenance works, should they topple over in the direction of the railway then there must be at least a 3m failsafe zone between the maximum height of the pole(s) and the railway boundary. 

This is to ensure that the safety of the railway is preserved and that scaffolding does not:
· Fall into the path of on-coming trains 
· Fall onto and damage critical and safety related lineside equipment 
· Fall onto overhead lines bringing them down, resulting in serious safety issues (this is applicable if the proposal is above the railway and where the line is electrified).
The applicant is requested to submit details of proposed scaffolding works to the Network Rail Asset Protection Engineer for review.

We would request a condition is applied as follows:
“Any scaffolding which is to be erected /constructed within 10metres of a boundary to a railway line must be erected in such a manner that at no time will any poles over-sail the railway line. A method statement giving details of measures to be taken to prevent construction materials from the development reaching the railway (including protective fencing) shall be submitted to the LPA before the development commences.”
Reason - In the interests of railway safety
 
[bookmark: OLE_LINK6][bookmark: OLE_LINK7]Vibro-Impact Machinery
If vibro-compaction machinery / piling machinery or piling and ground treatment works are to be undertaken as part of the development, details of the use of such machinery and a method statement should be submitted to the Network Rail Asset Protection Engineer.  
· All works shall only be carried out in accordance with the method statement and the works will be reviewed by Network Rail. The Network Rail Asset Protection Engineer will need to review such works in order to determine the type of soil crane(e.g. sand, rock) that the works are being carried out upon and also to determine the level of vibration that will occur as a result of the piling. 
· The impact upon the railway is dependent upon the distance from the railway boundary of the piling equipment, the type of soil the development is being constructed upon and the level of vibration. Each proposal is therefore different and thence the need for Network Rail to review the piling details / method statement.

If vibro-impact equipment is to be used we would request a condition is added to the planning consent as follows:
“Prior to any vibro-impact works on site, a risk assessment and method statement shall be submitted to the LPA and Network Rail.”
Reason – to prevent any piling works and vibration from de-stabilising or impacting the railway.
 
Fail safe use of crane and plant
All operations, including the use of cranes or other mechanical plant working adjacent to Network Rail’s property, must at all times be carried out in a “fail safe” manner such that in the event of mishandling, collapse or failure, no materials or plant are capable of falling within 3.0m of the boundary with Network Rail. However, where this is unavoidable, Network Rail’s Asset Protection Engineer must be consulted; crane working diagrams, specification and method of working must be submitted for review and agreement prior to work commencing on site.
 
Tower Cranes
With a development of a certain height that may/will require use of a tower crane, the developer must bear in mind the following. Tower crane usage adjacent to railway infrastructure is subject to stipulations on size, capacity etc. which needs to be agreed by the Asset Protection Engineer prior to implementation. Tower cranes have the potential to topple over onto the railway; the arms of the cranes could over-sail onto Network Rail air-space and potentially impact any over-head lines, or drop materials accidentally onto the operational railway.
 
Demolition
[bookmark: OLE_LINK9]The demolition works on site must be carried out so that they do not endanger the safe operation of the railway, or the stability of the adjoining Network Rail structures and land. The demolition of the existing (building), due to its close proximity to the Network Rail boundary, must be carried out in accordance with an agreed method statement. Review of the method statement will be undertaken by the Network Rail Asset Protection Engineer before the development and any demolition works on site can commence. Network Rail would like to add that the applicant is strongly recommended to employ companies to demolish buildings / structures belonging to the National Federation of Demolition Contractors. This will ensure that all demolition works are carried out to professional standards and the company itself will also include liability insurance as part of its service and that demolition works on site do not impact the safety and performance of the railway.

Condition:
“No demolition works shall be undertaken until a demolition methodology statement (including mitigation measures) has been submitted to the LPA. The demolition methodology statement strategy shall be implemented in full throughout the demolition period.”
Reason - To safeguard the amenities of nearby residents
 
Drainage
[bookmark: OLE_LINK26][bookmark: OLE_LINK27][bookmark: OLE_LINK29]All surface water is to be directed away from the railway. Soakaways, as a means of storm/surface water disposal must not be constructed near/within 20 metres of Network Rail’s boundary or at any point which could adversely affect the stability of Network Rail’s property. 
· Storm/surface water must not be discharged onto Network Rail’s property or into Network Rail’s culverts or drains. 
· Suitable drainage or other works must be provided and maintained by the Developer to prevent surface water flows or run-off onto Network Rail’s property.
· Proper provision must be made to accept and continue drainage discharging from Network Rail’s property.
· Suitable foul drainage must be provided separate from Network Rail’s existing drainage.
· Once water enters a pipe it becomes a controlled source and as such no water should be discharged in the direction of the railway.
· Drainage works could also impact upon culverts on developers land.
· Water discharged into the soil from the applicant’s drainage system and land could seep onto Network Rail land causing flooding, water and soil run off onto lineside safety critical equipment or de-stabilisation of land through water saturation.
 
Full details of the drainage plans are to be submitted to the Network Rail Asset Protection Engineer. No works are to commence on site on any drainage plans without review of the documents by the Network Rail Asset Protection Engineer.
 
We would request that a condition is included in the planning consent as follows:
Condition:
“Prior to the commencement of the development details of the disposal of both surface water and foul water drainage directed away from the railway shall be submitted to the Local Planning Authority and Network Rail.”
Reason: To protect the adjacent railway from the risk of flooding and pollution.
 
No infiltration of surface water drainage into the ground is permitted other than where it has been demonstrated that there is no resultant unacceptable risk to controlled waters.
 
If the developer and the LPA insists on a sustainable drainage and flooding system then the issue and responsibility of flooding and water saturation should not be passed onto Network Rail and our land. The NPPF states that, “103. When determining planning applications, local planning authorities should ensure flood risk is not increased elsewhere,” We recognise that councils are looking to proposals that are sustainable, however, we would remind the council in regards to this proposal in relation to the flooding, drainage, surface and foul water management risk that it should not increase the risk of flooding, water saturation, pollution and drainage issues ‘elsewhere’, i.e. on to Network Rail land.
 
Excavation
Network Rail will need to review all excavation and earthworks works to determine if they impact upon the support zone of our land and infrastructure as well as determining relative levels in relation to the railway. We would need to be informed of any alterations to ground levels, de-watering or ground stabilisation. When under-taking ground works, developers should take all necessary measurements from the boundary with Network Rail land and not the distance from their works to the nearest railway tracks.

We would request a condition is included in the planning consent as follows:
Condition:
“Prior to the commencement of the development full details of ground levels, earthworks and excavations to be carried out near to the railway boundary shall be submitted to the Local Planning Authority and Network Rail.”
Reason: To protect the adjacent railway.
 
The NPPF states:
120. To prevent unacceptable risks from pollution and land instability, planning policies and decisions should ensure that new development is appropriate for its location. The effects (including cumulative effects) of pollution on health, the natural environment or general amenity, and the potential sensitivity of the area or proposed development to adverse effects from pollution, should be taken into account. Where a site is affected by contamination or land stability issues, responsibility for securing a safe development rests with the developer and/or landowner.
 
2m Gap
Network Rail requests that the developer ensures there is a minimum 2 metres gap between the buildings and structures on site and our boundary fencing.
· To allow for all construction works on site and any future maintenance to be carried out wholly within the applicant’s own land ownership and without encroachment onto Network Rail land and air-space. Any unauthorised access to Network Rail land or air-space is an act of trespass and we would remind the council that this is a criminal offence (s55 British Transport Commission Act 1949).  
· To ensure that should the buildings and structures on site fail or collapse that it will do so without damaging Network Rail’s boundary treatment or causing damage to the railway (e.g. any embankments, cuttings, any lineside equipment, signals, overhead lines) and to prevent the materials from the buildings and structures on site falling into the path of trains.
· To ensure that the buildings and structures on site cannot be scaled and thus used as a means of accessing Network Rail land without authorisation.
· To ensure that Network Rail can maintain and renew its boundary treatment, fencing, walls.
· That the proposal will not be impacted by overhead electrified lines. Induced voltage can affect structures or individuals up to 20m from the overhead line. AC lines have overhead cables, DC lines are third rail.
· There are no Party Wall issues for which the applicant would be liable for all costs.
· To ensure that the applicant does not construct their proposal so that any foundations (for walls, buildings etc) do not end up encroaching onto Network Rail land. Any foundations that encroach onto Network Rail land could undermine, de-stabilise or other impact upon the operational railway land, including embankments, cuttings etc. Under Building Regulations the depth and width of foundations will be dependant upon the size of the structure, therefore foundations may impact upon Network Rail land by undermining or de-stabilising soil or boundary treatments.

The NPPF at Section 17, bullet 4 states:
“Always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings”
We believe this comment supports our position on the location of buildings close to the railway boundary.
 
Noise
Network Rail recommends that the LPA and the developer (along with their chosen acoustic contractor) engage in discussions to determine the most appropriate measures to mitigate noise and vibration from the existing railway to ensure that there will be no future issues for residents once they take up occupation of the dwellings. Network Rail is aware that residents of dwellings adjacent to the railway have in the past discovered issues upon occupation of dwellings with noise and vibration from the existing operational railway, as a consequence of inadequate mitigation measures for the site, and therefore it is a matter for the developer and the LPA via mitigation measures and conditions to ensure that these issues are mitigated appropriately prior to construction.
· The current level of railway usage may be subject to change at any time without prior notification including increased frequency of trains, night time train running and heavy freight trains. 
· Network Rail also often carry out works at night on the operational railway when normal rail traffic is suspended and often these works can be noisy and cause vibration. 
· Network Rail may need to conduct emergency works on the railway line and equipment and these would not be notified to residents in advance due to their safety critical nature.
· The proposal should not prevent Network Rail from its statutory undertaking 
 
Parking / Hard Standing Area
[bookmark: OLE_LINK15][bookmark: OLE_LINK16]Where a proposal calls for hard standing area / parking of vehicles / turning areas near the boundary with the operational railway, Network Rail would very strongly recommend the installation of suitable high kerbs or crash barriers (e.g. Armco Safety Barriers). A suitable small earth bund, which could be managed by the applicant, would also be acceptable. This is to prevent vehicles from accidentally driving or rolling onto the railway or damaging lineside fencing. 
 
We would draw the LPA and developer’s attention to the Department of Transport’s, ‘Managing the accidental obstruction of the railway by road vehicles.’ (2003).
“The report (Health and Safety Commission, 2002) following the rail incursion at Great Heck in February 2001 recommended that the Department for Transport develop guidance on the application of measures to manage risk where roads meet, cross or run close to railways. 
This guidance is most relevant to: 
· road bridges over railways; 
· roads running alongside railways; and 
· cul de sacs ending at railways.” 
In cases like these the developer will need to provide a risk assessment to determine what protection should be given to the railway and its boundary as a result of placing a road and parking spaces adjacent to railway land. 
 
The Road Vehicle Incursion risk (RVI) should be considered by the developer in conjunction with the LPA and the Highways team. A risk assessment will provide a clear framework for any mitigation measures necessary when constructing a proposal that includes vehicle parking spaces and roads adjacent to the railway.
 
We would request that a condition is included in the planning consent as follows:
Details of appropriate vehicle safety protection measures along the boundary with the railway shall be submitted to the Local Planning Authority (in consultation with Network Rail.”
Reason: to prevent the design and layout of the road and parking spaces from impacting the adjacent operational railway with accidental vehicle incursion.

Network Rail believes that the condition is necessary and appropriate to this development to protect our infrastructure from damage to lineside fencing, or from vehicles accidentally rolling onto the railway and causing a close call. 

4.1.25	NHS England – [Concern regarding strain on GP Surgeries; request for financial contribution]

	Further to the comments already submitted in relation to 15/1996/PREAPP on 6th November 2015, revised figures in formal comment on 14th December 2015 and NHS England’s comments in relation to the developer’s response on 22nd December 2015, the Premises Team would like to comment on the impact of this proposed development on local primary care general medical services (GMS) provision.   

Please note, however, that NHS England Premises Team opinion is based solely on General Medical Services (GMS) current and future capacity in relation to this application.  There are other non-GMS health services that operate from the premises of the surgeries, which are the responsibility of the relevant Clinical Commissioning Group, (Herts Valley CCG Planning.Enquiries@hertsvalleysccg.nhs.uk).

NHS England’s letter of the 22nd December contained the following comments and it is felt important that these form part of the formal response to the full planning application because the understanding is the draft S106 submitted contains the same response towards health as the letter referred to:

“I write further to my email and letter of the 14th December and the agent’s response insisting that an additional circa 931 patients can be accommodated by “extended evening opening hours within the Oxhey Drive surgeries (currently closes at 6.30pm), thereby negating the need for any additional floorspace.”

The surgeries in South Oxhey provide the standard hours of 08.00 to 18.30 and in addition are already providing extended evening and weekend consultation appointments, over and above their core contract requirements to meet the current demand in South Oxhey.

Although NHS England considers that 931 requires just under half a whole time equivalent GP; patients need to be seen and treated by other clinical staff at their GP surgery, as well as a doctor.  For example, babies require regular inoculations, regular routine health visitor checks, pregnant women need regular healthcare checks by a midwife; patients of any age, especially older adults, routinely need to be screened and treated for a wide variety of important health issues by a comprehensive range of clinical staff that all need access to clinical rooms to carry out these vital roles.   

931 additional patients also need to be able to check in and wait to see their clinicians in a fit for purpose waiting area.   No-one could reasonably justify unwell patients having to queue outside the premises.  

Modern healthcare provision is complex which is why the commissioning, delivery and management of it requires specialists who contribute to the formal planning responses from NHS England.  

It is the opinion of NHS England that the Agent comments have not been carefully thought through and are unhelpful as we try to work towards a constructive resolution of the impact on primary care services in South Oxhey. It is vital to avoid patient list closures and/or disadvantage the additional residents the development will create.

NHS England also confirmed that the requested contribution of £240,849.70, as a result of the impact of the above development, would be used towards the cost of providing a new healthcare facility in South Oxhey, a specific project, and therefore argues it does meet all three statutory tests.

NHS England therefore does not accept the offer of £35,000 to mitigate the impact of almost 1,000 new patients as a result of this development and stands by the case previously made.” 

Patients are at liberty to choose which GP practice to register with and NHS England cannot prescribe which surgery patients should attend.  However the majority of patients choose to register with the surgery closest and/or most easily accessible to their home for the following reasons;  shortest distance to travel, non-car dependent (public transport or walking distance), easy access during surgery hours, especially for families with young children and for older adults.  

The current situation in the area is that, as the crow flies, there would appear to be a number of surgeries within close proximity to the proposed development site and these have been reviewed as detailed below.   
 
If this development goes ahead it will generate circa 931 new registrations for GP surgeries in the surrounding area and the following surgeries are the closest to the potential development.  

	Surgery Name
	Type
	Main/Branch/Standalone
	Opening Hours Per Week
	Surgery classification

	Consulting Rooms
	GMS
	Standalone
	Full time
	Extremely constrained

	Pathfinder 
	APMS
	Standalone
	Full time
	Extremely constrained

	South Oxhey Surgery
	GMS
	Standalone
	Full time
	Extremely constrained

	Attenborough Surgery (Carpenders Park)
	GMS
	Branch
	34.5
	Extremely constrained



‘Constrained’ means a practice working to patient over-capacity for the size of their premises and the clinical space available to provide the required services to their patients.  A Practice in this situation would usually need to be re-configured, extended or even relocated to absorb a significant number of new patient registrations.  

You will note from the above table the three closest surgeries, situated in South Oxhey Drive, are significantly constrained. The next closest surgery in terms of distance, Attenborough Surgery (Carpenders Park) is likewise significantly constrained.  

Despite premises constraints GP Practices are not allowed to close their lists to new registrations without consultation with, and permission from the Commissioning Team of NHS England.  Even when surgeries are significantly constrained NHS England would not wish an individual patient to be denied access to their nearest GP surgery.   Patient lists are therefore only closed in exceptional circumstances.

However, when a significant number of new dwellings creating additional registrations are planned the preferred option is to try and find a way to absorb those significant demands upon surgeries by providing additional resources, e.g. re-configuring, extending or even relocating the practice to increase clinical space and human resources and thus keep the patient lists open.  A developer contribution under these circumstances is considered fair and reasonable.  

As noted above there is no capacity to absorb the additional patients this development would generate and therefore a S106 contribution is requested to help support the Oxhey Drive surgeries extend clinical capacity and to make this scheme favourable to NHS England.

Below is the calculation of the contribution sought based on the number of dwellings proposed, for GMS provision:
388 dwellings (net gain) x 2.4 = 931 new patients
931/2000 = 0.4655 of a GP  *GP based on ratio of 2,000 patients per 1 GP and 199m2   as set out in the NHS England “Premises Principles of Best Practice Part 1 Procurement & Development”           
0.4655 x 199 = 92.6345m2 additional space required             
92.6345 x £2,600* = 240,849.70*   (*Build cost; includes fit out and fees)              
£240,849.70/388 = 620.75 (rounded to £621 per dwelling)

NHS England would therefore be grateful if you would ask for a contribution of £240,849.70 relative to this planning application.

4.1.26	Oxhey Hall Residents Association – [Comments regarding heights, retail space, parking and exclusion of key social provisions].

We see no reason to remove any of the comments which we made to you following the exhibition in the Parish Council Offices in November 2015. This submission is repeated below with additional detail shown in italics.

Our committee represents a group of residents whose involvement with South Oxhey is primarily as intermittent users of the facilities there. Our comments are therefore restricted (with one exception) to aspects which will affect the visitor rather than the resident.

The availability of extra land near the station and the opportunity which this presents to completely redesign the site layout and shift the focus towards the station is bold and interesting.  The success or otherwise of this aspect will depend on the management of traffic on Prestwick Road which now becomes a thoroughfare which bisects the key open / social space of the overall scheme.

1) Firstly the exception referred to above.  Whilst different heights of the building will provide architectural interest and avoid the depressing aspects on a monolithic structure, we are concerned that 6 and 7 storeys is excessive and inappropriate for this location.  We note that tall residential buildings in this general area have been demolished over recent years.  They will cause excessive shading and over-looking of existing adjacent houses. This increase in the height of the buildings may result in problems associated with turbulence in windy conditions. This would be a major problem for the social / market area and we wonder if any wind tunnel tests have been carried out.   A further problem for the success of the social / market area is that it is on the North East side of tall buildings and so will hardly ever benefit from direct sunshine.   More than one lift will be needed for each section to cover breakdowns even though the number of residences served may not justify this in pure economic terms.  We feel that this is an important point since nothing causes a tower block to become problematic faster than an unrepaired lift.

2) The reduction in retail space is a concern. Even during the recent economic difficulties very few of the existing shops have been empty, indicating that there is a demand for this quantity and range of retail provision.   We would support this opinion with the following observation.  Whilst not having the exact numerical data to hand we would suggest that the two existing supermarkets (Co-op and Nisa) have a combined floor area not significantly different from the floor area of the proposed supermarket.   Furthermore a successful supermarket will bring more customers to the area so that the demand for separate specialist shops should increase not decrease.

3) Car parking. The current number of spaces is barely adequate for the current demand – very often there are few available even at 9.30am. Whilst the main proposed car park is convenient for the proposed supermarket, the other shops do not have enough spaces provided which are convenient for them.  This criticism is linked to the area devoted to the new market space – this may be too small to serve its intended function and if this fails then the heart of the redevelopment fails.  If the block which is adjacent to the market space (the one with the planned 7 storeys) were to be moved back then the open market space could expand and more car parking could be provided.

4) The library will now be left out on a limb. For it to continue to flourish, car parking close to it needs to be provided. Although Bridlington Road will have car parking spaces these will be for the residents and it will be unfair to put them in competition with library users for car parking spaces.

5) An opportunity is being missed to incorporate into this ‘hub’ key social provisions which currently lie some distance away – we are thinking of the Parish Council offices, the police station and a doctor’s surgery.  Moving these would release a significant area of land for further development.

6) On a matter of detailed project management it is essential that the social service provided by the Citizens Advice Bureau is maintained throughout the construction phase and is provided for in the final allocation of ‘retail’ space.

Should negotiations and/or decisions of the Planning Committee result in significant changes to these plans then we trust that further public comment will be sought.

4.1.27	Primary Care Trust – No comments received.

4.1.28	Sport England – [No objection; general advice] 

	The proposed development is not considered to fall either within our statutory remit (Statutory Instrument 2015/595), or non-statutory remit (National Planning Policy Guidance Par. 003 Ref. ID: 37-003-20140306) upon which we would wish to comment, therefore Sport England has not provided a detailed response.

General guidance and advice can however be found on our website:
http://sportengland.org/facilities-planning/planning-for-sport/development-management/planning-applications/

If the proposal involves the loss of any sports facility then full consideration should be given to whether the proposal meets para. 74 of the NPPF, is in accordance with local policies to protect social infrastructure and any approved Playing Pitch Strategy or Built Sports Facility Strategy that the Local Authority has in place.

If the proposal involves the provision of a new sports facility then consideration should be given to the recommendations and priorities set out in any approved Playing Pitch Strategy or Built Sports Facility Strategy that the local authority may have in place. In addition such facilities, to ensure they are fit for purpose, should be designed in accordance with Sport England, or the relevant National Governing Body, design guidance notes:
	http://sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/

If the proposal involves the provision of additional housing (<300 units) then, if existing sports facilities do not have the capacity to absorb that additional demand, new sports facilities should be secured and delivered in accordance with any approved local policy for social infrastructure, local standards and/or priorities set out in any Playing Pitch Strategy or Built Sports Facility Strategy that the Local Authority has in place.

4.1.29	SUSTRANS – No comments received.

4.1.30	Thames Water – [No objection subject to conditions and informatives; advice]

	South Oxhey Central:

	Waste Comments: There are public sewers crossing or close to your development. In order to protect public sewers and to ensure that Thames Water can gain access to those sewers for future repair and maintenance, approval should be sought from Thames Water where the erection of a building or an extension to a building or underpinning work would be over the line of, or would come within 3 metres of, a public sewer.  Thames Water will usually refuse such approval in respect of the construction of new buildings, but approval may be granted in some cases for extensions to existing buildings. The applicant is advised to contact Thames Water Developer Services on 0800 009 3921 to discuss the options available at this site.

	Thames Water would recommend that petrol / oil interceptors be fitted in all car parking/washing/repair facilities. Failure to enforce the effective use of petrol / oil interceptors could result in oil-polluted discharges entering local watercourses. 

	Following initial investigation, Thames Water has identified an inability of the existing waste water infrastructure to accommodate the needs of this application. Should the Local Planning Authority look to approve the application, Thames Water would like the following 'Grampian Style' condition imposed. "Development shall not commence until a drainage strategy detailing any on and/or off site drainage works, has been submitted to and approved by, the local planning authority in consultation with the sewerage undertaker. No discharge of foul or surface water from the site shall be accepted into the public system until the drainage works referred to in the strategy have been completed". Reason - The development may lead to sewage flooding; to ensure that sufficient capacity is made available to cope with the new development; and in order to avoid adverse environmental impact upon the community. Should the Local Planning Authority consider the above recommendation is inappropriate or are unable to include it in the decision notice, it is important that the Local Planning Authority liaises with Thames Water Development Control Department (telephone 0203 577 9998) prior to the Planning Application approval.

	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 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: 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. 

	We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Groundwater discharges typically result from construction site dewatering, deep excavations, basement infiltration, borehole installation, testing and site remediation. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991.  Should the Local Planning Authority be minded to approve the planning application, Thames Water would like the following informative attached to the planning permission "A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via www.thameswater.co.uk/wastewaterquality."

	Supplementary Comments: Following initial investigation, Thames Water believes that the sewer network downstream of this development may be approaching capacity. Thames Water request that a holistic foul water impact study be undertaken for both sites (Station Approach and South Oxhey Central) to ascertain, whether the proposed development will lead to overloading of existing infrastructure, and, if required, recommend network upgrades. Please liaise with Thames Water Development Control Department (telephone 0800 0093921) with regard to arranging an impact study. We also expect that surface water drainage from Henbury Way will be connected to proposed South Oxhey Central drainage system (without increasing discharge rates from this site) or introducing restricted to existing discharge rate (1.4l/s) pump discharge to proposed connection point (to eased  managing small rate discharge). 

	Maylands Road, Hayling Road and Hallowes Crescent:

Waste Comments: Thames Water would recommend that petrol / oil interceptors be fitted in all car parking/washing/repair facilities. Failure to enforce the effective use of petrol / oil interceptors could result in oil-polluted discharges entering local watercourses. 

Thames Water would advise that with regard to sewerage infrastructure capacity, we would not have any objection to the above planning application.

4.1.31(a)TRDC Environmental Health Officer (Contamination / Pollution) – [No objection]

	I have nothing to further add. I have read the contaminated land and air quality documents. The conclusions are expected and unsurprising.

4.1.31(b)Further comments regarding need for a condition:

	There is a possibility that, if contamination is present (and we do not know for sure that it isn't), the sinking of boreholes could provide a pathway from any contamination direct to groundwater. We should require, as a condition, the measures recommended in the contamination report. The EA have just given a general informative pointing up the responsibilities incumbent upon the developer and the authors of the contamination report will be aware of these. I do not anticipate any risk at all to human health at this site from pre-existing ground contamination. 

4.1.32	TRDC Environmental Health Officer (Residential Standards) – [No objection]

	I have checked the Noise Impact Assessment and the methodology is correct and all relevant code of practices has been used and measurements results and conclusions are all valid as is the Construction Method Statement. The Design and Access Statement details that the lighting fixtures will be of a cowelled design which will prevent any overspill into neighbouring properties and the proposed column design and specification shown also supports this so I do not foresee any adverse affect from the proposed lighting.

4.1.33	TRDC Environmental Protection Officer (Maintenance) – No comments received.

4.1.34	TRDC Environmental Protection Officer (Refuse) – [no objection; parking restrictions suggested at Hallowes Crescent]

	All the sites look OK, but it would be good if there was some parking restrictions outside the bin store in Hallowes Crescent.

4.1.35	TRDC Housing Manager – No comments received.

	Comments for 15/1996/PREAPP:

	Based on the information available to me at this time I am satisfied we can manage the housing needs of residents through the Housing Needs Register in relation to the need for properties where a like for like build is not taking place.

4.1.36	TRDC Leisure Development Manager – [Support, subject to confirmation / conditions]

Having reviewed the application, my comments are as follows:

1). A condition will be required on the planning application, subject to approval, for full details for the formal and informal play space. This is to include equipment details, surfacing, ancillary items such as bins and benches and fencing if required.
2). An operators sign will need to be included within the area.
3). A post installation inspection must be carried out by a qualified RPI inspector with defects rectified and agreed by the Council prior to formal handover.
4). It may be necessary to install a pedestrian barrier adjacent to the roads from both Henbury Gardens and Henbury Place to prevent small children running out onto the road.
5). Conceptual imagery shows an outdoor gym facility to be included at Henbury Place – confirmation on this will be required and a condition attached to the application that full details of the proposed equipment should it be proposed, be submitted for approval and a post installation inspection carried out by a qualified RPI inspector.
6). Adequate drainage for the site will need to be considered if necessary – particularly due to the clay soil type in the area, so as not to cause water retention within the play area.
7). With regards to the play area, it is recommended a 12 month defects period be included in relation to play/gym equipment, prior to TRDC formally adopting the play area for maintenance and any warranties shall be passed to the Council for equipment, surfacing and ancillary items. 
8). On page 75 of the Design and Access Statement the key indicates 3 colours used – red for civic space, yellow for play space and blue for informal open space. I cannot see any informal open space on the diagram, but assume that the orange civic space at Henbury Gardens, should in fact be in blue.

It is positive to see that play and the opportunity for informal recreation has been included within the design proposals and I fully support this, subject to the above being confirmed/agreed.

4.1.37	TRDC Licensing Officer – [Taxi rank should be reprovided, and ideally a taxi office]

	Three Rivers District Council is the Licensing Authority for Hackney Carriages, and as such there is a duty upon the Council to ensure that there is some suitable location within the district where Hackney Carriages can Rank up to await customers. The Taxi Rank at Station Approach at South Oxhey is the only Rank provided in that area, plus it is close to the shopping area, so we would have to ensure a suitable replacement nearby.  In relation to the point about a Cab Office there is no duty upon the Authority to provide such a facility. But of course it would be nice were it to be lost to provide some shelter for those waiting to use Hackney Carriages at a rank.

4.1.38	TRDC Principal Landscape Officer – [No objection subject to suitable replanting; conditions]

	South Oxhey Central:

	The extent of the outline and detailed parts of the application appears a bit confusing. 

	There is a ‘South Oxhey Central Illustrative Masterplan’, a ‘Landscape Illustrative Masterplan’ and a ‘Parameter Plan’. Each of these plans seem to show different things (often at odds with each other); including the scope and extent of landscaping.

	The tree survey identifies 34 trees which have been surveyed within the Central area. Of these 23 of them are identified as Category B trees. Category B trees are trees whose retention is considered desirable and are of moderate quality and value. All but two of these 34 trees are proposed to be removed from the site.

	A number of trees are proposed to be planted as replacements at a semi mature size, however these will not establish for a number of years. The details of replanting and other landscaping will be subject to future submission of details, and/or subject to the submission of hard and soft landscape schemes to discharge any relevant landscaping conditions imposed.

	Parcel 1A: 

	The plan which shows the temporary car park but does not show the detail of protective measures to ensure no damage is caused to the tree to be retained. While it is labelled up as Parcel 1A temporary car park, it seems to show the temporary car park in one half of Henbury Place. This is a little confusing.

	Henbury Place:

	While it would appear that proposals are shown here indicatively; the hard and soft landscaping details are not really shown in the amount of detail that would normally be expected as part of a detailed application. Either the details should be submitted as a detailed hard and soft landscape scheme or the application for this part of the site should be determined in outline only, along with the rest of the scheme.

	Maylands Road:

	Pre application advice was given to keep both the significant Oak trees on the site and to move the building to a position clear of the Root Protection Area of both trees, however it is proposed to remove T1, the most significant tree in order to facilitate the proposed development, and to retain the slightly smaller tree (T2 Category B). The proposals should be agreed only subject to a condition requiring replacement with a semi-mature Oak tree.

	Hayling Road:

	There is a small highways tree shown to be removed as part of the development proposals. This tree is quite a poor specimen and therefore I am happy that it is removed, provided that some replacement tree planting is proposed as part of the development.

	Hallowes Crescent:

	The most significant tree at this site is a Hornbeam tree within the highway verge. Pre-application comments were provided relating to this tree which was at the time shown to be retained. It was requested that the tree be surveyed in accordance with BS5837 and that the RPA be protected during development. The Arboricultural Implications Plan states that it will be protected in accordance with Tree Protection Plan and to BS5837: 2012 Trees in relation to design demolition and construction recommendations.

	Conditions:

	Conditions should be imposed as follows:

	South Oxhey Central: Detailed element (Parcel 1A at South Oxhey Central including eastern part of Henbury Gardens which is to be a temporary car park initially, and Henbury Place):

	- Hard and soft landscaping scheme
	- Tree protection scheme

South Oxhey Central: Outline element (remaining part of South Oxhey Central):

A full landscaping scheme is required showing full details of trees to be planted (including species and size, specification, location, timing of planting and future management). The scheme should also show full details of hard and soft landscaping of the open space areas at Henbury Gardens, including details of children’s play equipment etc.

Maylands Road:
	- Hard and soft landscaping scheme
	- Tree protection scheme

Hayling Road:
	Hard and soft landscaping scheme

Hallowes Crescent:
	- Hard and soft landscaping scheme
	- Tree protection scheme

4.1.39	TRDC Principal Planning Officer (Local Plans) – [comments in support]

The adopted Core Strategy (2011) identifies South Oxhey as a Key Centre, recognising that South Oxhey is a highly sustainable location with good transport links. The Council views South Oxhey as an important area for regeneration, and there are several policies throughout the Local Plan that support this. A key priority in the Spatial Vision is to “reduce inequalities across the District, in particular through regeneration of the South Oxhey area”.

Policy PSP2 h) of the Core Strategy states that the Council will support development that will help tackle deprivation affecting South Oxhey particularly in relation to improving access to education, skills, training and employment and reducing crime.

Policy PSP2 k) of the Core Strategy states that the Council will support development that promotes regeneration in parts of South Oxhey to improve housing stock quality and reduce inequalities through the provision of targeted services in more efficient ways. This could include mixed use development consisting of new housing, offices, shopping and community uses.

Policy SA6 South Oxhey of the Development Management Policies LDD sets out that the Council will promote the regeneration of South Oxhey to deliver improvements in:

· Improved access to services
· Improved access to sustainable modes of transport
· Improved housing quality and access to housing
· Better quality leisure and community facilities
· Improved shopping facilities
· Reduced levels of deprivation
· Facilitate improved access to employment
· Facilitate improved access to education, skills and training

Development proposals within the South Oxhey area should contribute to objectives for the regeneration of the area.

The sites in the proposal have been allocated as mixed use development in the Site Allocations Local Development Document as part of the ‘South Oxhey Initiative’ and as such are identified as part of the District’s housing supply. The sites that have been allocated are:

H(25) Crescent Club, Hallowes Crescent, South Oxhey
H(26) Former Jet Public House, Hayling Road, South Oxhey
H(28) Amenity Space Maylands Road / Ferndown Road, South Oxhey
H(29) South Oxhey Town Centre 

The application is aligned with the indicative phasing for the above sites in the Site Allocations LDD. The land at Hallowes Crescent and Hayling road were allocated an indicative phasing of 2012-2015, while the land at Maylands road and South Oxhey Central were allocated an indicative phasing of 2016-2026.

As this application has been developed in consultation with the Council as part of the ‘South Oxhey Initiative’, it has been produced with all of the above policies in mind. 

The proposal would accord with Policy CP2 of the Core Strategy in providing a significant proportion of the District’s planned housing supply over the Plan period. 

Policy CP3 of the Core Strategy sets out the proportions that should form the basis for housing mix in development proposals submitted to Three Rivers District Council. Proposals should broadly be for 30% 1-bed units, 35% 2-bed units, 34% 3-bed units and 1% 4+ bed units. The application proposes 33% (167) 1-bed units, 59% (305) 2-bed units, 7% (36) 3-bed units and 1% (6) 4+-bed units. Although policy CP3 requires a lower proportion of 2-bed units and a higher proportion of 3-bed units, the proposed mixture may be more appropriate to this specific regeneration project, as indicated in the evidence supporting the application.
 
Policy CP4 of the adopted Core Strategy seeks an overall provision of around 45% of all new housing to be provided as Affordable Housing. Policy CP4 also states that in assessing affordable housing requirements, including the amount, type and tenure mix, the Council will treat each case on its merits, taking into account site circumstances and viability. Applicants are required to submit viability evidence where the proposals for development do not meet the 45% target. The proposal of 96 dwellings (19%) for affordable housing is below the required 45%, however, viability evidence has been submitted showing that the scheme would be unviable with a higher level of affordable housing.. Also taking into account site circumstances and the specific nature of this scheme which delivers a number of planned regeneration improvements to the area, the proposal is considered to comply with Policy CP4 requirements 

Policy DM13: Parking of the Development Management Policies LDD requires development proposals to make provision for parking in accordance with the standards set out in Appendix 5 of the same document. The general requirement for residential dwellings is 1.75 spaces per dwelling for 1 bed dwellings, 2 spaces per dwelling for 2 bed dwellings, 2.25 spaces per dwelling for 3 bed dwellings, and 3 spaces per dwelling for 4 or more bed dwellings. At South Oxhey Central the applicant proposes the 37 central houses to have 1 parking space each, while the remaining 289 residential spaces will have a ratio of 0.69 spaces per unit. At Maylands Road there will be an overall ratio of 1.08 spaces per dwelling, at Hayling Road there will be a ratio of 2 spaces per dwelling and at Hallowes Crescent there will be a ratio of 1.23 spaces per dwelling. The proposed number of parking spaces is below (except at Hayling Road) that set out for C3 Residential development, however Appendix 5 states that ‘In areas of high accessibility and good service provision a reduction in the levels of parking for C3 Residential may be appropriate’. As has previously been highlighted, South Oxhey is considered a sustainable location with good transport links (including close proximity to a railway station), and thus lower levels of parking spaces may be acceptable. 

The proposal also includes 140 parking spaces for ‘town centre’ uses in South Oxhey. There are 62 spaces proposed at the foodstore car park on Oxhey Drive, 44 spaces on Prestwick Road and 34 spaces at Station Approach car park. In addition 75 temporary parking spaces are proposed for the construction period. The planning statement submitted in support of this application provides figures on the planned floorspace for town centre uses. There shall be up to 5,137 sqm town uses, including a foodstore of up to 1,714 sqm. If this is the case, the foodstore would need up to 95 parking spaces to meet the parking requirements set out in Appendix 5 of the Development Management Policies LDD. The remaining 3,423 sqm set out for ‘town centre’ uses would be covered by a range of uses with differing parking requirements. Overall the parking proposed for town centre uses is lower than the requirements set out in Appendix 5, however, the sustainable location and good transport links of South Oxhey should be taken into consideration.

The proposed foodstore would be consistent with Policy SA4 (Retail Allocations) and is supported by the Retail and Leisure Study (2012) which in terms of qualitative provision there needs to be a re-balance of provision in South Oxhey to assist in regeneration and to recapture trade currently leaking from the area. 

The proposed development would also be in accordance with Policy CP6(m) of the Core Strategy as it supports opportunities for economic development in the South Oxhey area for regeneration and in tackling deprivation  in relation to access to employment, education, skills and training and income. 

In summary, the proposed development is considered to comply in principle with relevant parts of Three Rivers Local Plan and is supported from a policy perspective. 

4.1.40	Watford Borough Council – No comments received.

4.1.41	Watford Rural Parish Council – [concerns regarding 7 storey building; conditions requested]

	The Members of the Parish Council request that reconsideration is given to the proposed 7 storey building on Prestwick Road. A 7 storey building is overbearing, out of scale and out of character in terms of its appearance with the rest of the development. The Council would also request that if so approved, the following conditions are put in place:

1. Due to the large amount of clay on the estate, it is requested that every site has a wheel wash and vehicles are sprayed upon exiting the site.
2. Each site has security at night.
3. To ensure that existing street furniture is not damaged, and if required to be removed the appropriate authority to be advised prior to removal
4. Any existing trees that cannot be retained are to be replaced in suitable locations.

4.2	Public Consultation

4.2.1	Number consulted: 5555

	NB. It is also noted that the developer carried out their own public consultation events in November 2015, as explained in the submitted Statement of Community Involvement.

4.2.2	Number of responses received: 26, including letter from two ward Councillors.

	Petition received regarding Maylands Road proposal (e-petition with 15 signatures and written petition with 33 signatures).  There are 39 different names on the written and e-petition. 

4.2.3	Site notices (x10): Expired 28 January 2016.

4.2.4	Press notice: Expired 5 February 2016.

4.2.5	Summary of Responses

	General:

	Objection. Overdevelopment. Petitions have been signed. Three Rivers need to consider the needs of the community above the amount of profit for the developer. The key word is regeneration. The area is in need of redevelopment but the scale of the project will be detrimental to the community as a whole. A project of greed with no consideration for anyone that already lives in the area. All about making money and not about community, people’s businesses and livelihoods. Cheapness over quality. Hitting Government targets. An opportunity to improve the quality of life for the local community but the Council seem to lack civic pride. Agree something needs to be done to improve the look of the area. Area will be overpopulated. Plans need to be scraped / thrown out. Council’s should engage with residents to prepare a Local Plan. Residents who can’t sell their properties should be given advice re. the service of Blight Notices and purchase their properties in advance of the scheme / Compulsory Purchase Orders. Plans for main redevelopment are disappointing considering they have taken years to get to this point. Devaluation of property. Old High School site should be developed instead. First impression is that plans don’t look too bad. Easy to make expensive mistakes; it’s a false economy. Will attracted commuter residents not local inhabitants. It is a done deal. Concerns of residents ignored.

	Housing:

	Understand the need for housing and support initiative to build more homes. The need for housing should be spread across the whole of Three Rivers fairly, not just absorbed by South Oxhey. Why has the amount of affordable housing dropped so dramatically since the first proposal? Low number of social housing properties. Increasingly difficult for local people to be housed. 2 care homes to be demolished to make way for further housing.

Character and design:

Too tall. 7 storeys is far too high and out of proportion with the rest of South Oxhey. A step backwards, not an improvement at all. Will be an eyesore that brings nothing to the area. Out of character. What is there at the moment is high enough. Haven’t seen such unimaginative, depressingly awful plans for the overdevelopment of any area since the 1960s/70s. Tower blocks are being demolished all over the country. The residential density is too high and should not exceed 100 habitable rooms per acre (20x3bed house) or 140 habitable rooms per acre for flats. The height of any building on South Oxhey should not exceed 3 floors, residential above shops 2 floors, the two sites flanking the station limited to 2 floors.6 to 7 storeys with a flat roof looks like a typical communist development of the 1960s in Russia. Cheap looking brick which has no bearing on any buildings in the area. The proposals for the main shopping centre are an abomination in design. Density should not exceed 200 flats and 30000sq' of commercial/community space. There isn't even a nod to low carbon energy. Precinct should be refurbished not rebuilt. Was told it would be red brick but cladding is shown in a multitude of colours. Not in keeping. 3 storeys would be enough. Could feel claustrophobic. Pleased that height limited to 4 storeys where they overlook adjacent properties (e.g. Fairfield Avenue) although 8 storeys on Prestwick Road will be dominant and oppressive in the landscape. Semi-rural area with some Green Belt land. 7 storeys not suitable for this low rise estate and it is validated by calling it a ‘marker’ building. Overdevelopment.

3 storey development at Maylands Road is out of character with existing 2 storey houses. Will ruin the look and feel of the area. Degeneration not regeneration. Fail to see how so many properties can be squeezed onto the land at Maylands Road.

3 storeys at Hallowes Crescent not in keeping with 2 storeys and at higher level will dwarf existing properties.

Impact on Conservation Area.

Residential amenity:

Overshadowing. 7 storeys will block light. Loss of ambient light by obscuring large areas of sky. New flats will overlook properties and gardens. Properties will be looked over and all privacy removed/restricted. Existing peace and quiet.

3 storey development at Maylands Road will block sunlight and overlook gardens. No privacy from the flats as will look directly into the garden and windows of our property. Natural light will be impacted. Overdevelopment and overshadowing. Noise levels will increase and disturb the residents’ peaceful area especially those who work shift patterns. Disabled adult would be disrupted by building works.

Development at Hallowes Crescent will affect our way of life. Balconies will look directly into properties on opposite side of Hayling Road. Rubbish would be dragged over 15m from the bin store and would be left on the road leading to rise in vermin.

Public House at former Barclays Bank will lead to anti-social behaviour, noise and odour pollution/disturbance to residents.

	Traffic and transport:

	Additional traffic. Hayling Road is already too busy. Need speed control. Increase in traffic flow along Oxhey Drive. Roads will be too busy. 

	Removing bus links is not the answer. No bus services to furthest reaches of the estate where people are to be re-housed. Where will the taxi cabs be located? Lack of access for fire engines and ambulances at all sites as a result of more on street parking. Residents will suffer. 

	Access to public transport in Hayling Road / vicinity of Hallowes Crescent is poor. 2 bus stops but frequency up to 20 minutes and £3 return to Watford. Station is over 1km away. Not sustainable. Transport Assessment has not considered all traffic flows; Hayling Road is used as a rat run. Why have some basic number not been used in the report and why does it take the current public transport infrastructure as adequate?

	Parking:

	Parking plans completely inadequate throughout the developments. Pleased to see that the houses would have 2 parking spaces but confused as to why the 2 and 3 bed flats would only have 1. Realistically these will be 2 car households. High proportion of residents are trade people who have a works vehicle and private car. Issue was raised again and again at the exhibition. Parking will be a huge problem in the future as families expand. The hope that people will not need cars due to the proximity of the station brings the expression ‘flying pigs’ to mind. It is stated that the current level of parking will be maintained, how will this be enough for an additional 500 households? 300 spaces for 400 flats beggars belief. Will an average of 2 children per unit there is a vast shortfall. There is never anywhere to park near the shops. Parking will be a nightmare on all neighbouring streets. Parking should be surface only and not underground. Not enough public parking. Roads around the estate and Carpenders Park will become overflow car parks where grass verges are already being destroyed. Will the temporary car parks off Henbury Way become a play area or remain a car park? Parking already stretched along Fairfield Avenue and Birkdale Gardens, particularly during business hours. Additional pressure with a new supermarket. Request a review on ratio of parking spaces to properties and protection for neighbouring residents.

	Parking already an issue at Maylands Road, with people parking along Ballater Close and Ferndown Road. Often have to park on Oxhey Drive as all spaces taken. Not allowed to build driveways in Ballater Close. Impact on existing residents should be considered. 2 spaces required per household. How will parking issues be remediated?

	More parking is needed at Hallowes Crescent. Should be conditioned that the developer has to pay for work for more parking spaces on the green in front of the shops. Constant battle with Council over parking in Handsworth Way. 20 parking spaces and 2 disabled is not enough especially in an area where there is already a lack of car parking spaces. The Transport Assessment states that 27 parking spaces should be provided but this has not been adopted by the architect. Less than current parking ratio to dwelling in the vicinity. 4 x 3 bed units would increase the number of cars to be parked at the development. No understanding of social aspect of South Oxhey residents, with many in building and landscaping industry. Additional parking pressure in Handsworth Way and grass verges along Hayling Road.  Does not meet policy. Why have PTAL numbers from Hounslow been used to confirm the parking ratio for for South Oxhey? Occupiers of the flats will often have a second vehicle. Do not want local businesses to suffer as a result of competition for parking space outside their premises.

Infrastructure and facilities:

There are no secondary schools on the estate. Where is the commitment to a new primary and secondary school? All local primary schools are over-subscribed. Local resources are overstretched. How are you going to deal with the extra 500 families that wish to use services such as doctors, dentists, schools and clinics? There are no community buildings. The estate needs nursery places, some workshops for small businesses etc. Schools and GP facilities already struggling. Already takes 2 weeks to get a doctors appointment. Will there be a chemist?

At present there is every facility you could possibly need in South Oxhey precinct. If the commercial properties are to be reduced by a third the elderly and those without transport will suffer. More houses and flats are planned for the precinct area than were there before. Removing all the shops and providing one supermarket will break up diversity and choice. Loss of community spirit. Existing supermarkets are used for weekly shops and are all within driving distance and have parking. With 2 small supermarkets and a choice of takeaways the balance works. The cafes are regular meeting places. Destroying local amenity. Only 4 shop units are currently empty. Will never be enough parking so easier to shop in Watford/Harrow. Will local traders be able to afford rents? Will there be a petrol station, dentist, additional doctors? Loss of vital retailers and services.

Safety:

Roads should be safer for pets, children and the elderly. One death on Hayling Road already is one death too many. The monthly police reports say South Oxhey is the safest place to live - long may it continue - sunshine low density family housing works. Station area is currently open and safe.

Only two lighting columns in the parking area behind the blocks at Hallowes Crescent would not be enough for residents to feel safe. The access to this parking area will not be well lit. Bollards pose a security risk as would not allow for recognition of people.

Open space and trees:

Building on parks and greenbelts is ridiculous. Where are children supposed to play and nature to thrive? Another green space is lost; no more infill development. Future extensions may mean that all open space disappears and the loss of rare lizards. Trees in the station area would make it less safe.

Loss of open space and play facilities at Maylands Road. Children can access it safely. A place for the local community to walk their dogs. A meeting place for residents and the younger generation. Must be a more suitable brownfield site. Unacceptable to be building here when lots of disused land in South Oxhey. Loss of older of the 2 Oak trees at Maylands Road which is estimated to be 103 and 138 years old. This tree is large and healthy and should not be cut down. The Oak should be protected as was originally part of Oxhey Wood, an ancient woodland. Planting will not compensate for a historic tree. Concern that development could cause damage to tree roots and unbalance trees in direction of the house.

5.	Reason for Delay

5.1	None.

6.	Relevant Planning Policy, Guidance and Legislation

6.1	The Three Rivers Local Plan

	The Core Strategy was adopted on 17 October 2011 having been through a full public participation process and Examination in Public. Relevant policies include Policies PSP2, CP1, CP2, CP3, CP4, CP6, CP7, CP8, CP9, CP10, CP12 and CP13.

	The Development Management Policies Local Development Document (LDD) was adopted on 26 July 2013 having been through a full public participation process and Examination in Public.  Relevant policies include DM1, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12 and DM13 and Appendices 2, 4 and 5. 

The Site Allocations LDD was adopted in November 2014. Sites H(25), H(26), H(28) and H(29) are relevant.  Policies SA1, SA4 and SA6 are also applicable. 

The Community Infrastructure Levy (CIL) Charging Schedule and Regulation 123 List were adopted in February 2015. 

6.2	National Planning Policy Framework (NPPF)

	On 27 March 2012, the framework of government guidance in the form of Planning Policy Statements and Planning Policy Guidance Notes was replaced by the National Planning Policy Framework (NPPF). The application has been considered against the policies of the Core Strategy (adopted October 2011), the Development Management Policies Local Development Document (adopted July 2013) and the Site Allocations Local Development Document (adopted November 2014) as well as the Government‘s online guidance known as the National Planning Practice Guidance (NPPG). The policies of Three Rivers District Council reflect the content of the NPPF.

6.3	Other

	Three Rivers Annual Monitoring Report (2013/14).

	Three Rivers Retail and Leisure Study (2012)

	South Oxhey Initiative Invitation to Participate in Dialogue – Stage 2 (Deloitte, January 2015)

	Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document (2012) and Hertfordshire Minerals Local Plan Review 2002-2016 (2007).
	
	National Planning Policy for Waste (2014).

	Roads in Hertfordshire: Highway Design Guide (2011).

	Hertfordshire County Council Local Transport Plan 3 (2011).

	HCC Active Travel Strategy (2013).

	HCC Rail Strategy (2011)

	South West Hertfordshire Transport Plan – Review and Action Plan (2008).

	Manual for Streets (Department for Transport, 2007).

	Site Layout Planning for Daylight and Sunlight: A Guide To Good Practice (Second Edition, 2011) by Paul Littlefair of BRE.

Residential Parking Provision in New Residential Developments (Transport for London, 2012).

	The Localism Act received Royal Assent on 15 November 2011. The Growth and Infrastructure Act achieved Royal Assent on 25 April 2013.

	The Planning (Listed Buildings and Conservation Areas) Act 1990, the Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and Species Regulations 2010, the Natural Environment and Rural Communities Act 2006, the Habitat Regulations 1994 and The Flood and Water Management Act 2010 are also relevant.

7.	Planning Analysis

7.1	EIA Screening

7.1.1	Three Rivers District Council adopted a Screening Opinion in accordance with the requirements of the Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 2011 for the proposed South Oxhey regeneration scheme on 13 July 2015.

7.1.2	This was based on a proposal for the construction of approximately 550 dwellings across the four land parcels and commercial development of approximately 4,500 sqm floorspace within South Oxhey Central, with building heights between 2 and 6/7 storeys.

7.1.3	The Council had regard to the information submitted and concluded that an Environmental Impact Assessment is not required for the development.

7.2	Principle of Development

7.2.1	At the heart of the National Planning Policy Framework (NPPF) is a presumption in favour of sustainable development, requiring development proposals that accord with the Development Plan to be approved without delay (para 14). The NPPF requires Local Planning Authorities to proactively drive and support sustainable economic development to deliver the homes, businesses, infrastructure and thriving local places that the country needs by encouraging the effective use of previously developed land, mixed use development, and focusing development in sustainable locations such as town centres (para 17). 

7.2.2	Local planning policy recognises that South Oxhey is a deprived area that is in need of regeneration. The Core Strategy identifies South Oxhey as a Key Centre and sets out in the Spatial Vision that one priority for the future is to reduce inequalities across the District, with particular reference to the South Oxhey area. Policy PSP2 also sets out that the Council will promote development, infrastructure and services that will help tackle deprivation affecting South Oxhey, particularly in relation to improving access to education, skills and training and employment and reducing crime. Regeneration of parts of South Oxhey is promoted to improve housing stock quality and reduce inequalities through the provision of targeted services in more efficient ways. This may include mixed use development consisting of new housing, employment, shopping and community uses. 

7.2.3	The South Oxhey regeneration initiative is a project aiming to deliver improvements in South Oxhey for the local community. Policy SA6 of the Site Allocations LDD sets out that the Council will promote the regeneration of South Oxhey to deliver improvements in access to services, access to sustainable modes of transport, housing quality and access to housing, the quality of leisure and community facilities, shopping facilities, and access to employment, education, skills and training. It also states that levels of deprivation should be reduced and that development proposals within the South Oxhey area should contribute to objectives for regeneration of the area. 

7.2.4	The proposed regeneration project would deliver a mixed use scheme including housing, retail and community uses broadly in line with the Land Use Plan in Policy SA6 of the Site Allocations LDD. It would contribute to the objectives for the regeneration of the area and would be in accordance with Policy PSP2. Redevelopment of South Oxhey is therefore supported by strategic planning policy, as confirmed by Local Plan’s Principal Planning Officer.

7.3	Housing

7.3.1	Allocations / Density and Phasing

	Policy SA1 of the Site Allocations LDD states that housing sites will be safeguarded for housing development and that sites should be developed at an overall capacity which accords generally with the dwelling capacity given for that site. It also states that regard should be had to the phasing strategy for the site, Core strategy Policy CP2 and the latest monitoring information on housing supply. Policy CP2 of the Core Strategy anticipates that approximately 60% of housing requirements will be met in the Key Centres including through the regeneration of South Oxhey. 

7.3.2	South Oxhey Central is allocated for housing development with an indicative capacity of 360 units. Whilst the proposal at 458 units on the main site exceeds this it is recognised that that there is a significant housing need in Three Rivers and the overall regeneration project would result in improvements to housing quality and access to housing in a highly sustainable town centre location, where there is good access to local services and public transport including Carpenders Park Station and local bus services. 

7.3.3	The table below sets out the Site Allocations LDD dwelling capacities for the three satellite sites, as well as the proposed number of units for each of these sites:

	
	Site Allocations capacity
	Proposed no. of units

	Maylands Road
	10
	26

	Hayling Road
	10
	8

	Hallowes Crescent
	15
	22



	Whilst the proposals for Maylands Road and Hallowes Crescent exceed the indicative capacities, development on Hayling Road would be less than the allocated amount. It is also recognised that these sites form part of the wider South Oxhey regeneration initiative and are integral to the redevelopment of South Oxhey Central. 

7.3.4	As such there is no objection in principle to the proposed number of units. However, impact of the scale and design of development on the character of the area and neighbouring residents must be carefully considered (discussed below in more detail).

7.3.5	With regard to phasing of the allocated housing sites, the Site Allocations LDD sets out that these should come forward between 2012-2015 and 2016-2020. The planning application has been submitted in 2016, with the aim of completion in 2022, therefore the proposed development is not premature and would accord with the Site Allocations LDD in this regard.  

7.3.6	In terms of phasing of the development itself, it is proposed to build 56 dwellings (a mixture of flats and houses) on the three satellite sites (48 of which would be affordable homes) and 84 dwellings in Parcel 1A (all private) as part of the first stage of development, Phase 1A. This would allow for existing tenants in the ‘northern block’ (consisting of Luffenham House and the u-shaped block to the north of St Andrews Road with shops at ground floor level) to be relocated to the Maylands Road and Hallowes Crescent sites. Phases 2A and 2B would then include construction of Blocks D, D1 and N1 at South Oxhey Central which would provide an additional 48 affordable dwellings prior to demolition of the rest of the site. This approach is supported, and would also allow existing shops to remain open for business until Phase 3 of development.   

7.3.7	Housing Mix

The Core Strategy indicates that the housing needs for the District to 2021 are approximately: 

• 1 bedroom units: 30% 
• 2 bedroom units: 35% 
• 3 bedroom units: 34% 
• 4+ bedroom units: 1% 

The Core Strategy recognises that these proportions should form the basis for the housing mix for development proposals and provision across the District. However, it acknowledges that they may need to be adjusted for specific schemes to take account of market needs and site specific factors. 

7.3.8	The proposal would deliver a range of unit sizes, as set out in the table below:

	
	Maylands Road 
	Hayling Road 
	Hallowes Crescent 
	Parcel 1A South Ox Central 
	Phase 2/3 South Ox Central (Illustrative) 
	Illustrative Total 

	
	%
	No.
	%
	No.
	%
	No.
	%
	No.
	%
	No.
	%
	No.

	1 bed 
	65.4% 
	17 
	- 
	- 
	45.5% 
	10 
	34.5% 
	29 
	29.7% 
	111 
	32.5% 
	167 

	2 bed 
	3.8% 
	1 
	- 
	- 
	36.4% 
	8 
	65.5% 
	55 
	64.4% 
	241 
	59.3% 
	305 

	3 bed 
	23.1% 
	6 
	100% 
	8 
	18.1% 
	4 
	- 
	- 
	4.8% 
	18 
	7% 
	36 

	4 bed 
	7.7% 
	2 
	- 
	- 
	- 
	- 
	- 
	- 
	1.1% 
	4 
	1.2% 
	6 

	Total 
	100% 
	26 
	100% 
	8 
	100% 
	22 
	100% 
	84 
	100% 
	374 
	100% 
	514 



7.3.9	With regard to this proposed unit size mix, the Planning Statement states:

‘The land at South Oxhey Central is considered more appropriate for higher density development with a higher proportion of smaller units than otherwise targeted by policy across the Three Rivers District. This is because it is in a sustainable town centre location where there is good access to public transport for those travelling to work, it is previously developed land which should be redeveloped efficiently, and can therefore play an important role in meeting the housing needs associated with the forecast increase in single household homes in the District. The proposed indicative mix reflects these local circumstances with the balanced towards 1 and 2 bed units. 

A key priority for the Applicant and design team has however been to provide a good mix of housing sizes to cater for the local population and to integrate the development effectively into the surrounding context. As such the proposed mix at South Oxhey Central does include some larger 3 and 4 bed units (42 no. indicatively), albeit these are more appropriately located in the centre of the development, away from the public areas in the quieter residential streets. 

The proposed mix for Maylands Road, Hayling Road and Hallowes Crescent has higher proportions of family accommodation as is appropriate to the more suburban context. However the proposal does introduce a good number of smaller properties into these areas which will help to create more mixed and balanced communities in an area otherwise dominated by family housing.’ 

7.3.10	Indeed the proposal is predominantly for apartments but includes a total of 47 houses (see tables in paragraphs 3.1.7 and 3.1.8) which is considered to be appropriate in the context of the sites. Design and impact on the character of the area are discussed separately below.

7.3.11	Affordable Mix and Tenure

Policy CP4 of the Core Strategy, supported by the approved Affordable Housing SPD, requires 45% of new housing to be provided as affordable housing unless viability demonstrates otherwise. An indicative tenure split of 30% Intermediate (Shared Ownership) and 70% Social Rented is suggested. However the policy does set out that in assessing affordable housing requirements, the Council will take each case on its merits taking into account site circumstances and financial viability. The Affordable Housing Supplementary Planning Document was approved by the Council in June 2011 as a material consideration and supports implementation of Core Strategy Policy CP4.

7.3.12	Where policy requirements cannot be met due to viability, a Viability Assessment / Financial Appraisal must be submitted at the time of validation with a fee for independent assessment, as set out in the Council’s adopted Validation Checklist.

7.3.13	The application is accompanied by an Affordable Housing Statement and a Viability Summary Statement. The Affordable Housing Statement makes reference to the proposed 96 affordable homes, all initially for Social Rent, which would achieve a mix of 18.7% affordable homes across the four sites. For reference the overall housing mix is set out in the table in paragraph 3.1.7 of this report.

7.3.14	Whilst the policy requirement of 45% would not be met, the provision of 96 affordable units would re-provide the number of Social Rented properties that currently exist on the main site. As such the proposal would provide sufficient new homes for all tenants in the existing South Oxhey Central buildings.

7.3.15	Furthermore the Viability Summary Statement sets out that:

‘An assessment of viability has been made as part of the process of procuring a developer partner for the South Oxhey Initiative. As confirmed through the development Agreement, the proposal for 19% affordable is the maximum viable level that the scheme can support having regard to scheme costs/development viability, the other community benefits that the scheme is required to deliver, and the Council’s priorities for South Oxhey.’

7.3.16	Evidence to support this has been submitted in the form of a Viability Appraisal which has been independently assessed. This assessment concludes that the land value bid put forward by the developer is a fair and reasonable bid, that the scheme would be viable with 19% affordable (Social Rented) units and that any increase would make the scheme unviable. It is considered that this evidence provides financial justification for the proposal not meeting the requirement of 45% affordable housing, and as such the proposal is considered to comply with Policy CP4. It is also recognised that the scheme must be considered in the round, in that it would deliver significant improvements to the local community including access to better quality housing, shopping facilities and an enhanced public realm. South Oxhey is a deprived area in need of regeneration, therefore, having regard to the specific site circumstances and all relevant material considerations, mixed-use redevelopment should be encouraged in South Oxhey, not restrained.

7.3.17	Notwithstanding this, it should be noted that there is an opportunity for the Council to buy additional affordable homes at South Oxhey Central in the future using commuted sums. It is likely that this would be Block G in Parcel 1A, which consists of 14 x 2 bed and 7 x 1 bed flats, potentially increasing the overall provision of affordable homes to 117 units (22.8%).  

7.3.18	With regard to size of the 96 affordable units currently proposed, the development would provide a relatively good mix of dwelling sizes as set out in the table below: 

	
	Apartments
	Houses
	

	
	1 bed
2 per
	2 bed
4 per
	3 bed
5 per
	3 bed
5 per
	4 bed
6 per
	Total

	South Oxhey Central (indicative - apartments in Blocks D, D1, N1 and 1 house in Parcel 1B).
	14
	28
	5
	1
	-
	48

	Maylands Road (24 apartments and 2 houses)
	17
	1
	6
	-
	2
	26

	Hallowes Crescent (22 apartments)
	10
	8
	4
	-
	-
	22

	Total
	41
	37
	15
	1
	2
	96



7.3.19	The proposed mix for Maylands Road and Hallowes Crescent would be in keeping with the affordable housing mix currently in situ in the ‘northern block’, and would therefore be suitable to house these existing residents. The indicative mix for the affordable housing mix at South Oxhey Central differs from that in the existing ‘southern block’. However, the Housing Manager is satisfied that this is an appropriate mix with the provision of more 2 bed properties, and that it will be possible to manage the housing needs of residents through the Housing Needs Register. On this basis the proposed mix of affordable units across the three sites is considered to be acceptable. 

7.3.19	Ideally affordable housing should be pepper-potted throughout the development. The Affordable Housing Supplementary Document advises at Policy AFH5 that ‘The location and distribution of affordable homes, particularly on larger developments, is crucial. The Council considers that segregating affordable and market housing is not sustainable. To prevent the affordable housing units being clustered together and hidden away in the less desirable parts of a site the Council will require that the affordable housing units are pepper-potted throughout the sites and, where appropriate, phases.’

7.3.20	The affordable housing proposed would be distributed across three of the four sites, at Maylands Road, Hallowes Crescent and South Oxhey Central.  Whilst all dwellings proposed at Maylands Road and Hallowes Crescent would be affordable, these would be sited and therefore integrated within existing residential areas of mixed housing stock.  At South Oxhey Central the affordable dwellings would clustered in Blocks D and D1 to the west of the South Oxhey Central site and in Block N1 to the north east closer to Prestwick Road. Whilst better integration would be encouraged, it is recognised that most of the affordable units would be apartments as opposed to houses and that splitting them up would cause problems in terms of the management and maintenance.  Furthermore, siting the affordable dwellings in these blocks means that they can be built as part of Phases 2A and 2B, allowing existing tenants to be re-housed prior to demolition of the rest of the site, as referred to above. Furthermore the affordable dwellings would be designed on a tenure blind basis with no difference between the affordable and private homes’ external appearance. On this basis there is no objection to the siting of the proposed affordable units which is considered to strike an appropriate balance between ensuring a distribution of affordable units across the site whilst also ensuring that the longer term management and maintenance of the units is not prejudiced.

7.3.21	All of the 96 affordable dwellings would be Social Rented initially, in line with the existing housing stock and housing need.  Those on the satellite sites would be Affordable Rent at second let, as required by the HCA, although it is suggested that target rent levels are set at 70% for one bedroom properties and 65% for two, three and four bedroom properties as opposed to 80% of market value, this would be controlled by condition. It is also noted that the affordable homes will be designed to meet Lifetime Homes standards; a series of 16 design criteria intended to make homes more easily adaptable for lifetime use. If additional affordable dwellings are to be incorporated into the scheme through the use of commuted sums, consideration should be given to the provision of Shared Ownership properties. 

7.3.22	In summary, the proposed development seeks to make most efficient use of the site, whilst delivering the wider community benefits and a range of unit sizes, types and tenures within the indicative mix that responds to the local circumstances, needs and market demands. 

7.4	Retail and Community Uses / Facilities

7.4.1	Core Strategy Policy CP7 sets out that where there is an identified need for new town centre development, Town and District Centres will be the focus for this development. As stated above, South Oxhey is identified as a District / Key Centre. Policy CP7 also states that proposals for new town centre and shopping development will be considered taking into account the location of the proposed development with preference given to centrally located and accessible areas, served by a range of transport modes including public transport, the impact of development on the viability and vitality of existing centres and local shops and the appropriateness of the type and scale of development in relation to the centre and its role, function, character and catchment area.

7.4.2	Policy SA6 of the Site Allocations LDD states that the Council will promote the regeneration of South Oxhey to deliver improved access to services, improved shopping facilities, better quality leisure and community facilities and improved access to employment, education, skills and training. 

7.4.3	Policy DM12 of the Development Management Policies LDD states that redevelopment proposals resulting in the loss of facilities or services that support the local community will only be permitted where the Council is satisfied that it can be relocated within the development; the use is no longer economically viable; the use could be provided by some other means; it can be demonstrated that there is no longer a demand for the use; or the facility or service which will be lost will be adequately supplied or met by an easily accessible existing or new facility in an appropriate location served by sustainable modes of transport. 

7.4.4	Policy CP6 of the Core Strategy relates to employment and economic development and supports sustainable growth.

7.4.5	The NPPF states in paragraph 23 that Local Planning Authorities should, amongst other things:
· ‘recognise town centres as the heart of their communities’, 
· ‘promote competitive town centres that provide customer choice and a diverse retail offer and which reflect the individuality of town centres’, 
· ‘retain and enhance existing markets’, 
· ‘recognise that residential development can play an important role in ensuring the vitality of centres’, and 
· ‘where town centres are in decline, local planning authorities should plan positively for their future to encourage economic activity’.

7.4.6	Retail floorspace 

There are 74 existing commercial units at South Oxhey Central, 71 of which are retail units. These are generally small and of low quality, and do not create a vibrant shopping experience. The proposed plans indicate a foodstore plus 10 retail / commercial units within the Market Place / Prestwick Road area and another 15 in Station Square, although it is recognised that these smaller units are indicative, with unit sizes / numbers potentially subject to change at reserved matters stage (the submitted Retail Statement refers to ‘around 23 units’ in addition to the foodstore).

7.4.7	In total there is some 8,356 sqm of retail / commercial floorspace at present, and 5,137 sqm is proposed. As such it is apparent that there would be a reduction in overall floorspace. However, it has been previously demonstrated that the amount of existing floorspace is not sustainable. For example, in 2014 eight of the units were vacant (according to the Council’s 2013/14 Annual Monitoring Report). Furthermore, the Three Rivers Retail and Leisure Study (2012) found that in terms of qualitative provision, there was a need to re-balance provision in South Oxhey to assist in regeneration and recapture trade currently leaking from the area, as there is a lack of choice of shops. An improvement in the quality of shops would seek to meet the day-to-day shopping needs of residents and would reduce the need to travel further afield. As such a reduction in quantity in conjunction with an upgrade in the quality of the retail offering, in terms of the type of shops and the quality of the buildings, would be supported provided it can be demonstrated that the proposal would enhance the vitality and viability of the town centre.  The application has been accompanied by supporting information to demonstrate that the proposal would enhance the vitality and viability of the town centre.

7.4.8	The supporting Retail Statement provides a useful qualitative and quantitative assessment. A town centre audit was carried out by the agent in August 2015. In summary it was found that:

· There are 11 convenience goods units, the largest being the Co-Op at around 692 sqm supplemented by a range of smaller operators including two bakers, a butcher, two green grocers, an off license and four ‘general’ stores. 
· The current retail offer provides ‘top-up’ products for the local population and much of the product range is duplicated with a limited choice, range and quality.
· There is currently no ‘main food’ anchor retailer which is generally represented in a District Centre to ensure a sustainable community, reducing the need to travel further afield. 
· There are 18 comparison goods units, a number of which would typically go beyond what would be expected with a District Centre, including motor accessories, bed shop, carpet shop, beds/furniture shop, plumbing/heating/bath shop, and car sales. There are also pharmacies, charity shops, florists, jewellers and gift shops.
· South Oxhey is dominated by service operators, with 42 businesses in total. These include a number of hair/beauty salons (9) and fast food operators (6); alongside betting shops, estate agents, cafes/restaurants, financial advisors and a travel agent. There is also a dentist, opticians, funeral directors, post office, public house, shoe repairs and a Citizens Advice Bureau. 
· These uses are typical businesses represented within a District Centre, but many are duplicated and poor in quality.
· There are no banks or building societies following closure of the bank previously located adjacent to Station Approach. 

7.4.9	In light of this it is concluded that the existing local shops in South Oxhey do not provide a ‘main food’ shopping destination and due to their poor quality do not meet the ‘top up’ food shopping requirements of the local population. Although the existing Tesco Express along Prestwick Road (not within the application site) does provide some convenience goods shopping there is considerable leakage of trade to large out-of-centre foodstores predominantly located around Watford, as well as other large foodstores such as Morrisons in Hatch End.

7.4.10	As such there is an apparent need for a main foodstore in South Oxhey. With regard to size, the Three Rivers Retail and Leisure Study suggested that South Oxhey could support a foodstore of approximately 2,500 sqm, with the Land Use Plan for South Oxhey in the Site Allocations LDD suggesting a store of 3,250 sqm. However, since this time feedback has indicated that the market would not sustain a store of this size. The proposed 1,754 sqm foodstore would exceed the requirement for a 1,672 sqm (18,000 sq ft) foodstore as set out in the Invitation to Participate in Dialogue (January 2015) and is considered to be appropriate to support the needs of  this District Centre.

7.4.11	The maximum size of the proposed foodstore has been amended from 1,714 sqm to 1,754 sqm during the application. This is as a result of discussions between the developer and the preferred foodstore operator. An addendum to the Planning Statement states that the additional 40 sqm (net sales) of floorspace is required due to strict operational requirements needed to allow the operator’s full range of goods to be sold. As the scheme’s overall commercial / retail floorspace remains unchanged at 5,137 sqm this is not considered to be a material change.

7.4.12	The Retail Statement provides an assessment of the impact of the proposal on the existing network of foodstores. Whilst there would be some ‘claw back’ of turnover, particularly from the Tesco Extra and Asda stores in Watford, the levels of impact identified are considered to be minimal and it is stated that there would not be a significant impact to any store. Most of these stores have been identified as ‘over trading’. The 2% uplift in floorspace from 1,714 sqm to 1,754 sqm does not materially affect this assessment. In any case it should be noted that there is no requirement in the NPPF for a sequential test to be undertaken, therefore it would be unreasonable to refuse the application on impact or sequential grounds. 

7.4.13	It is proposed that 60% of the overall commercial / retail floorspace (up to a total of 3,082 sqm including the main foodstore) would comprise A1 shop uses, which could include clothes shops, gift shops, hairdressers, florists, dry cleaners, a Post Office, pharmacies, travel agents and sandwich bars. These units would supplement the main foodstore providing a high quality shopping centre.

7.4.14	The Retail Statement concludes that:

‘The new floorspace will achieve the quality and mix needed to claw back trade, reduce the need to travel and meet localised needs. In qualitative terms, the composition will ensure sufficient space to meet the operational requirements of a District Centre, and is of an appropriate scale to trade alongside the network of sustainable centres – rather than competing with them.’

7.4.15	Other Uses

	With regard to the ‘other’ floorspace, the remaining 40% of the units are to comprise the following uses:

A2 – financial and professional services, such as banks and building societies, estate agencies and employment agencies
A3 – restaurants and cafes
A4 – drinking establishments, including public houses
A5 – hot food takeaways
D1 – non-residential institutions, including clinics, health centres, nurseries and public halls
D2 – assembly and leisure uses, such as bingo halls and sports facilities

These uses would provide an appropriate mix for a District Centre, ensuring activity at different times of day so that the town centre remains vibrant.  

7.4.16	It is noted that it is intended to retain a market, in accordance with the NPPF, which is encouraged in terms of providing additional retail options as well as creating a sense of community.

7.4.17	Shopping Layout

As existing, the Site Allocations LDD classes the existing St Andrews Road and Bridlington Road as Primary Shopping Frontages, and The Parade (Prestwick Road) is classed as a Secondary Shopping Frontage, with the caveat that ‘The frontages may be reviewed in the future as part of any masterplan for the South Oxhey area). Policy CP7 of the Core Strategy states that loss of Class A1 retail uses should generally be resisted in town centres, particularly within Primary Frontages. As outlined above, provided the vitality and viability of the town centres is enhanced, there is no objection in principle to the amount of retail floorspace proposed. The amount of retail would be secured by condition, with the exact number of units and uses (A2-A5 and D1-D2) to be determined at reserved matters stage.

7.4.18	The proposal would create a more compact centre than existing, with town centre uses focused to the east of South Oxhey Central where in closest proximity to Carpenders Park Station and to the main civic space in Market Place.  It is recognised that a concentration of retail uses can intensify use and bring vitality to District Centres and it is intended that the new Market Place would provide a focal point for the community. This would seek to draw pedestrians into the shopping areas upon arrival to and from the Station and to focus pedestrian movement (footfall) along the town centre frontages. This would in turn provide trade for and ensure the long term sustainability of businesses located within the site.

7.4.19	With regard to location of the foodstore the Planning Statement states:

‘It is envisaged that the proposed foodstore will be located in the south east of the land at South Oxhey Central, fronting Prestwick Road and the new civic space at Market Place. This prominent location, with good visibility, will help draw people across the Market Place on arrival from the station and will ensure the foodstore is accessible for residents living in and around the Site.’ 

7.4.20	In summary, it is considered that the proposed development would enhance the vitality and viability of this District Centre.  Whilst there would be an overall reduction in retail / commercial floorspace, this would be offset by an upgrade in the quality of the retail offering.  The development would be served by an appropriate mix of A1 and other uses to ensure that the daily needs of the local community would be met.  

7.4.21	Trading and Employment

Whilst not a planning consideration as such, the developer has noted that the objective is to provide opportunities for existing commercial tenants to remain in South Oxhey. Phasing of the proposed development has been carefully considered to allow continuity of trading for as many existing businesses as possible during construction of the scheme, in turn ensuring that as many local shops and services are available for local residents at all times. 

7.4.22	A better range of shops would create additional employment opportunities, in accordance with Policy CP6 of the Core Strategy, and is likely to bring a significant amount of additional spend into the local area, thereby supporting local businesses and the employment opportunities they bring.

7.4.23	Construction jobs would also be created over the proposed six year construction programme. The developer has stated that this would provide many opportunities to support local apprentices. 

7.5	Scale and Design

7.5.1	Policy DM1 of the Development Management Policies LDD requires all applications for residential development to satisfy the design criteria set out in Appendix 2 of the LDD to ensure that development does not lead to a gradual deterioration in the quality of the built environment, and that landscaping, the need for privacy and amenity space and the creation of identity in housing layouts are taken into account. 

7.5.2	Appendix 2 also advises that:

· new development should take into consideration visual impact
· oversized, unattractive and poorly sited development can detract from the character and appearance of the streetscene
· new development should not be excessively prominent in relation to adjacent properties or the general street scene 
· new development should respect the character of the streetscene, particularly with regard to the spacing of properties, roof form, positioning and style of windows and doors, and materials

7.5.3	Policy CP12 of the Core Strategy seeks to ensure that all development has a high standard of design. For example, development proposals should:

· have regard to the local context and conserve or enhance the character, amenities and quality of an area
· make efficient use of land whilst respecting the distinctiveness of the surrounding area in terms of density, character, layout and spacing, amenity, scale, height, massing and use of materials
· ensure buildings and spaces are, wherever possible, orientated to gain benefit from sunlight and passive solar energy
· design out opportunities for crime and anti-social behaviour
· incorporate visually attractive frontages to adjoining streets and public spaces
· ensure all appropriate frontages contain windows and doors that assist informal surveillance of the public realm
· use high standards of building materials and finishes
· make a clear distinction between public and private spaces and enhance the public realm
· provide convenient, safe and visually attractive areas for the parking of vehicles and cycles without dominating the development or its surroundings.

7.5.4	Policy DM10 of the Development Management Policies LDD requires that adequate provision for the storage and recycling of waste should be fully integrated into design proposals.

7.5.5	The NPPF states in paragraphs 56 and 57 that:

‘The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people.

It is important to plan positively for the achievement of high quality and inclusive design for all development, including individual buildings, public and private spaces and wider area development schemes.’

7.5.6	South Oxhey Central

The majority of the South Oxhey Central site has been submitted in outline form only, with access to be determined and layout, scale, appearance and landscaping to be considered at a later stage under subsequent reserved matters applications. Notwithstanding this, the submitted Primary Control Documents include Parameter Plans which define the maximum extent of the proposed routes, spaces and buildings.  Illustrative masterplans, elevations, sections and streetscenes have also been provided. The Design Guidelines Document provides overarching guidance for future reserved matters applications for the design development of the outline components.

7.5.7	The proposal is for higher density development than existing, with the number of residential units to increase from 126 to 458. At present the highest buildings are 4 storey, whereas the proposal would be up to 7 storeys high. This increase in scale is evident on the submitted illustrative streetscene drawings and the verified views in the Landscape and Visual Impact Assessment. 

7.5.8	Whilst the proposal would be large in scale, this is a comprehensive redevelopment scheme which would regenerate South Oxhey and thus deliver considerable benefits to the local community, improving their quality of life. The regeneration project would create a whole new sense of place, with access to better quality housing, shops and an enhanced public realm.

7.5.9	The 4 to 7 storey elements would be flat roofed, in contrast to surrounding development which generally has pitched roofs, but there is no requirement for new development to replicate the design of existing development. This is recognised in the NPPF which states at paragraph 60 that:

‘Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles. It is, however, proper to seek to promote or reinforce local distinctiveness’.

7.5.10	The applicant has considered the use of pitched roofs and these were considered appropriate and have been incorporated at Hayling Road, Hallowes Crescent and Maylands Road where the proposed dwellings incorporate pitched roofs with tiled finishes to appropriately reflect the character of their surroundings.  However, on the South Oxhey Central Site there is a wider range of styles and the proposed flat roofs have an important role, incorporating brown roofs as part of the Sustainable Drainage Systems (SuDS) to assist in the control the run-off of surface water.  The flat roof form also avoids additional bulk in this location in order to provide an appropriate relationship to existing dwellings, and minimising the potential for overshadowing. 

7.5.11	The highest buildings would front Prestwick Road where there is generous public realm, creating a sense of space and a distinctive market place. The upper height of 7 storeys would be limited to Block M where it would provide a landmark corner building, drawing people from the station into the market and retail area.  The detailed proposals for this element are not included within the current application but would be secured later at reserved matters stage, however, the Design Guidelines Document which provides overarching guidance for future reserved matters applications sets out (Design Guideline 5) the key characteristics and components which should be incorporated into this particular character area.  This includes changes in parapet height to create varying roofline; changes in material palette and an opportunity for differing approach to fenestration and balconies on focal corners / landmark element to create a clear differentiation and to break up elevational mass.

7.5.12	The scale of the blocks to the rear of the main Prestwick Road frontage is proposed to step down to 4 storeys, beyond which would be 2 and 3 storey houses of a scale that would be more in character with existing development in the vicinity. These houses would have pitched roofs and a more suburban character, breaking up the overall massing of the development, and the urban houses in Parcel 1D would ensure that an active frontage is maintained to the streetscene. Beyond this the 4 storey Western Apartments would again create a different character along Bridlington Road and Henbury Way. These blocks would relate to some of the existing apartment blocks on the opposite side of Henbury Way and would maximise active residential frontages to the street, with undercroft parking where possible.

7.5.13	Overall this layout with integrated public open spaces and different character zones would create a distinctive development with an enhanced sense of place. 

7.5.14	With regard to how the development would relate to its surroundings, the Landscape and Visual Impact Assessment (amended during the course of the application to provide additional verified views) gives an indication of the visual impact of the proposal from 13 viewpoints. Of these, ten views have been fully verified, with the maximum parameters of the outline plots shown with ‘wire lines’ to show their position and massing, whereas the other three views are illustrated with an arrow to show the location of the proposed development. 

7.5.15	Visual impacts have been assessed in terms of the magnitude of the impact or change and also the sensitivity of the resource affected.  Of the 13 viewpoints within the submitted Landscape and Visual Impact Assessment, 6 are negligible (where the proposed changes to the site would be imperceptible or would be in keeping with and would maintain the overall character of the existing view); 4 neutral (where the development would not be visible in view); and 3 of minor benefit (where the proposed changes to the site would not only be in keeping with, but would also slightly improve the quality of the existing view).  In relation to mitigation, the proposals would include substantial tree planting and landscaping to soften the appearance of the new buildings and enhance the street scape.  The submitted Landscape and Visual Impact Assessment concludes that the development complies with and would be appropriate within its context.

7.5.16	It is acknowledged that the development would be apparent in the immediate vicinity and would be of different character and appearance to that existing.  The straight nature of Prestwick Road and slight changes in land levels are such that the development would be visible when approaching the site from north or south along Prestwick Road.  These views are two of the views verified in the Landscape and Visual Impact Appraisal which argues that the quality of these views would be improved;

	‘The new proposals will form a visible change in the heights of the buildings…. However the quality of the architecture will be improved from the current style.’

	‘The proposed buildings will be in-keeping with the suburban style of the local area setting, and provide a legible defined town-centre narrative based on the scale and massing of the proposed development.’

	‘The proposals support a positive sign of change, and are of a scale and size which signifies the centre of South Oxhey in a legible manner.’

7.5.17	The development would also be visible in long distance views, although due to existing built form, trees and topography of the surrounding land it is anticipated that the impact on such views would not be significant. For example, the verified views from the corner of Gosforth Lane / Fairfield Avenue to the west and Carpenders Avenue in Carpenders Park to the east show that the visual impact would be negligible. The design of the massing of the development from these further viewpoints has been considered such that it would be of an appropriate scale in the wider context of existing built development.

7.5.18	The new east-west roads would create connectivity. These links would be relatively narrow in comparison to the existing precinct, but given that development to the rear of the Prestwick Road frontage would step down in height, it is not considered that this would create an overly oppressive pedestrian environment.  The proposed plans indicate a foodstore plus 10 retail / commercial units within the Market Place / Prestwick Road area and another 15 in Station Square.  Those in Market Place / Prestwick Road would be set back up to 23 metres from the road, providing a wide civic space for the community.  The Market Place and Henbury Place public realm areas would be shaded at certain times of the day. The submitted Daylight / Sunlight and Overshadowing Assessment suggests that this would most notable in the afternoons, with the whole of Market Place in shadow by 2pm (on the Spring equinox, 21 March). However, it is recognised that the layout of the illustrative masterplan is such that the buildings are predominantly orientated north to south, minimising areas which receive low levels of sunlight in this high density town centre development and the submitted documents confirm that all of the large public open spaces meet BRE guidelines in terms of the level of sunlight received.

7.5.19	High density development with relatively narrow streets also has the potential to create a wind tunnel effect. Wind can often be channelled between tall buildings creating an unpleasant urban microclimate, which, combined with excessive shading, can result in an undesirable public environment. The submitted Wind Assessment presents results of simulations of the wind microclimate around the proposed development. This has been assessed against the Lawson Criteria of pedestrian comfort, and suggests that the site and surroundings are generally calm, with some areas not suitable for long-term outdoor seating such as an outdoor café.  However, it confirms that all areas are suitable for people around buildings; pedestrian walk through; pedestrian standing and main entrances and roads and car parks.  The areas identified as not suitable for long-term outdoor seating do not include the proposed Market Place area or the majority of Station Square where outdoor seating areas are most likely. 

7.5.20	As previously noted, with the exception of Parcel 1A, details of the development at South Oxhey Central are submitted in outline form only.  However, the indicative elevations seek to demonstrate the approach that could be taken.  These show that the massing of the blocks in the Market Place / Prestwick Road character area could be broken up by a variation in the number of storeys resulting in staggered building heights; recessed elements; and use of light brick and contrasting dark brick as well as feature bricks to the higher landmark buildings on the corner of Prestwick Road / Fairfield Avenue and Prestwick Road / Oxhey Drive (in accordance with the Design Guidelines Document as referenced at 7.5.10 above). The illustrative streetscenes also suggest active retail frontages to Prestwick Road and glazed balconies (both recessed and true balconies) to add variation and interest to the elevations.

7.5.21	The scale of the proposed development has been carefully considered to optimise and make best use of this brownfield site in accordance with the National Planning Policy Framework, whilst respecting the surrounding context.  The scale of the majority of the development at 4 storeys or less is not dissimilar to that existing, with the greater height introduced to the main Prestwick Road frontage and intended to provide a landmark corner building to enhance the character and appearance of the area.  Whilst it is acknowledged that the new development will be clearly visible, the set back of the Prestwick Road elements and spacing proposed would ensure that the development would not be overbearing.  As such, subject to careful consideration of the detailed elements at reserved matters stage, there is no objection to a development of the scale indicated and set out on the parameter plans which it is considered would be appropriate within this context and would support the regeneration of this District Centre.

7.5.22	Parcel 1A

Parcel 1A at South Oxhey Central has been submitted in detail. The principle of these 4 storey apartment blocks is supported given that the existing dwellings at South Oxhey Central are flats up to 4 storeys high and Erskine House to the immediate west is a 3 storey block of flats. Furthermore, land to the north and east is proposed to accommodate 4 storey apartment blocks.

7.5.23	The proposed blocks would have flat roofs with a maximum height of 13.8m. Buildings in the vicinity vary in height and style; Erskine House has a pitched roof approximately 11m high whereas 2 storey buildings lie to the south, including Watford Rural Parish Council Office which has a pitched roof and South Oxhey Police Station which has a flat roof. As such it is considered that there is no prevailing style of development in this immediate area, and that the massing of the proposed blocks would be acceptable in this mixed streetscene.

7.5.24	The blocks would also be broken up by slight variations in height, recessed elements and use of different brick colours, including feature brickwork panels around some of the windows. The proposed balconies would also add interest to the elevations. The proposed buff and grey / brown bricks would be in keeping with the appearance of other buildings in South Oxhey, with exact details to be controlled by condition. 

7.5.25	Building lines in the vicinity vary. The proposed blocks would be sited in relatively close proximity to the western, southern and eastern boundaries, but this would be in keeping with the rest of the South Oxhey Central development and would create a new sense of place. 

7.5.26	The layout would include a central parking court and internal undercroft parking, minimising the visual impact of the parking areas. The Crime Prevention Design Advisor has commented that the undercroft parking areas should be painted a light colour, and has made recommendations regarding other safety measures including perimeter fencing. Bin stores have been designed into the scheme, to be accommodated within each apartment block with pedestrian access to the roadside for collection, which has been agreed as acceptable by the Environmental Protection Officer.

7.5.27	Some areas of soft landscaping are proposed around the perimeter of the site. Furthermore Parcel 1A includes Henbury Place to the north which is to incorporate some soft landscaping and trees. This would aid to soften the appearance of the development and to create a sense of space, with a high quality public realm.

7.5.28	The proposed substation would be sited within Parcel 1A fronting Henbury Place.  It would be a single storey structure of brick construction designed to match the appearance of the adjacent apartment blocks.  The transformer would be screened by brick housing and is therefore not considered to adversely affect the character or appearance of the street scene.

7.5.29	Part of the Henbury Gardens open space area is also included in Parcel 1A. Details of this are discussed later in this report. 

7.5.30	Overall it is considered that the Parcel 1A development would contribute to the making of place as part of the overall town centre redevelopment scheme, and would not result in any demonstrable harm to the character and appearance of the area.

7.5.31	Maylands Road

The Maylands Road area is residential in nature and is characterised by 2 storey houses. The proposal is for higher density development, with 3 storey apartment blocks as well as two 3 storey houses. Whilst it could be argued that 3 storey buildings would be different in character, the apartment blocks would be sited on the lowest part of the site and would be stepped in height to take account of the change in levels. The roofs to the apartments would consist of pitches with gable features, broken up by central flat elements, breaking up the bulk and massing of the elevations. 

7.5.32	Furthermore, with regard to the proposed dwellings the second floor accommodation would be housed primarily within the roofspace of the buildings, served by a front gable feature. Whilst the gables and second floor windows would be quite large, the eaves level of the roof would be lower than that of 29 Ballater Close (with a comparable ridge height) and the gables would be subordinate to the roof, with their ridges set down 0.2m from the main ridge. 

7.5.33	The roofs would be primarily pitched which would be consistent with the traditional pitched roofs along Maylands Road, Ferndown Road and Ballater Close. They would also have active frontages to all three surrounding roads, in keeping with existing development.

7.5.34	Proposed materials are red brick and artificial or clay tile roof. Properties in the vicinity are a mixture of different bricks and render and generally have brown tiled roofs. Exact details would be controlled by condition.

7.5.35	There are no flats along the adjacent roads (although there do appear to be maisonettes located at the end of Ballater Close) and as such balconies are not an existing feature in the streetscene. However, the balconies would break up the appearance of the elevations, and whilst the apartments would introduce a different form of development, there is no requirement for new development to replicate the appearance of existing housing. 

7.5.36	This is recognised in the NPPF which states at paragraph 60 that:

‘Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles. It is, however, proper to seek to promote or reinforce local distinctiveness’.

7.5.37	Front building lines would be consistent with those existing. The frontage to Ballater Close would be set forward 6m from the adjacent dwellings (22 to 29 Ballater Close) but would mirror the step in building line on the opposite side of Ballater Close (with numbers 1-4 set over 7.5m forward from numbers 5-12). Excluding balcony overhangs, the northern block and two houses would maintain a set back of approximately 7m from the northern boundary, the southern block would be set back at least 8.4m from Maylands Road to the south and the two apartment blocks would be set in at least 2.5m from the western boundary along Ferndown Road. This would help to maintain some openness and to reduce the dominance of the 3 storey buildings in the streetscene.

7.5.38	The nearest house to 29 Ballater Close would be set in a minimum distance of 1.2m from the boundary, thus preventing any terracing effect, and the distance between the proposed houses and the northern block would be approximately 2.6m, breaking up the bulk of the overall development.

7.5.39	The layout would accommodate the existing 8 car parking spaces along Ballater Close and would retain an element of soft landscaping to the road frontages, particularly to Maylands Road with an area of communal open space towards 34 Maylands Road, the retention of one of the existing mature Oak trees and planting of three trees within the site. 

7.5.40	The main parking court would be to the centre of the development, minimising its visual impact from the streetscene. Those to the perimeter would be acceptable as parking bays and driveways are common features in the streetscene. Bin stores have been designed into the scheme, to be accommodated within the apartment blocks with pedestrian access to the roadside for collection, which has been agreed by the Environmental Protection Officer.

7.5.41	Plot sizes in the area vary, and whilst the proposed gardens to the houses would be irregular in shape there are plots with irregular shaped gardens in the vicinity, particularly on corner plots.

7.5.42	The Crime Prevention Design Advisor is in support of the proposed fencing and gate indicated between the southern block and the boundary fence with 34 Maylands Road, and the railings around the apartment blocks which denote separation between the development and the public realm.  Boundary treatments would be secured by condition.  Use of a different road surface treatment or brick columns at the entrance to the vehicular access off Ferndown Road has been suggested in order to create a sense of entrance to the development. Boundary treatments and surface materials would be controlled by condition.

7.5.43	In summary it is considered that the proposal at Maylands Road would be of significant scale and would therefore be relatively prominent in the streetscene, but due to the characteristics of the site and design of the development there would be no demonstrable harm to the overall character and appearance of the area. 

7.5.44	Hayling Road

The two storey terraced and semi detached dwellings proposed at Hayling Road would be in keeping with the existing density of development in the vicinity and the overall character of the area. The indicative streetscene drawings suggest that the height and scale of development would relate well to the neighbouring dwellings; the ridge height of the pair of semis to the north east and the terraced dwellings has been reduced by 0.4m during the course of the application. Plot sizes and shapes would also reflect the character of the area, and there would be active frontages to both Hayling Road and Holmside Rise.

7.5.45	There are level changes across and adjacent to the site which have been taken into account in the streetscene. The semi-detached dwellings facing the road junction would have a lower ridge height than the other six dwellings, reducing their prominence on the corner and adding variation. Properties along the adjacent roads have traditional pitched roofs which are either hipped or gable ended; those proposed would incorporate gable ends within the development and hipped roofs to the dwellings adjacent to numbers 9 Holmside Rise and 179 Hayling Road. This variety adds interest to the design, and the hips lessen the bulk of the roofs and give a more open appearance to the site.

7.5.46	The site is at a higher level than the road junction and is relatively prominent. The semi-detached properties to the middle of the site would face the junction and consequently would have angled front elevations, with a shared central gable feature. There are other angled pairs of semi detached properties on corner plots within the South Oxhey estate (albeit bungalows) therefore, whilst these would be prominent and there are no similar front gable features in the immediate vicinity, it is considered that this would create a landmark corner building and would not be detrimental to the character of the area. It is also acknowledged that the previous building on the site (now demolished) was a public house and as such was not in keeping in the residential neighbourhood.

7.5.47	Front building lines along Hayling Road would be set back slightly, and the proposed 4 terraces along Holmside Rise would be set back some 3.5m from the front building line of 9 and 11 Holmside Rise. This would lessen the impact of development in the streetscene, and it is noted that building lines on the opposite side of Holmside Rise are staggered. Conversely, the angled semi-detached properties to the corner would be set forward from the terraces, exacerbating their prominence, particularly from Holmside Rise. But as noted previously this would create a landmark corner building and an area of open space would be retained to the frontage, maintaining a sense of space on the corner and softening the development as a whole.

7.5.48	The development would achieve a minimum distance of 1.2m to the flank boundary with 179 Hayling Road and 4.4m to the flank boundary with 9 Holmside Rise. Within the development the minimum flank to boundary distance between the pairs of semi-detached properties would be 1m. Between the semi-detached properties and the terraces there would be a total distance of only 1.2m, with the end terrace proposed to be built up to the boundary. Given the relatively high density of the area and the fact that the building lines would be staggered, this spacing is considered to be acceptable.

7.5.49	Proposed materials are red brick and artificial or clay tile. Properties in the vicinity are a mixture of bricks and render and generally have brown tiled roofs. These materials are therefore considered to be appropriate. 

7.5.50	Each dwelling would have 2 off street parking spaces which results in a significant amount of hardstanding to the site frontages. This is not ideal but driveways (and parking bays) are commonplace in South Oxhey, and it is acknowledged that there would be small areas of soft landscaping to the frontages as well as the element of green space retained to the corner. As such, this is not objected to in terms of the impact on the character and appearance of the area. 

7.5.51	Rear access would be provided for the semi-detached dwellings and one of the terraced dwellings. Bin stores are shown to the frontage of six of the dwellings and rear of the central semis which is considered to be an acceptable layout.

7.5.52	The Crime Prevention Design Advisor has recommended the provision of robust full height gates giving access to the rear garden; this is indicated on the plans and could be controlled by condition.

7.5.53	The two storey development at Hayling Road would be of appropriate scale and design, reflecting existing development in the area. The proposal would not result in any demonstrable harm to the character and appearance of the streetscene.

7.5.54	Hallowes Crescent

The character of the Hallowes Crescent area is mixed with retail, flats and houses in the vicinity. The principle of flatted development in this area is supported. The adjacent shops with flats above are 3 storey but are staggered in height to take account of the land levels, which fall from west to east. The proposed 3 storey apartment blocks would be sited to the west at a higher land level and of greater height, bulk and massing. 

7.5.55	The development would therefore be prominent in the streetscene from both Hallowes Crescent and Hayling Road. It is also considered that it would be reasonably prominent from Ashburnham Drive and Ashburnham Close to the north, which are at a lower land level. This would be exacerbated by the fact that the existing building is a relatively low key single storey building with a flat roof. 

7.5.56	However, the fact that the proposal would be of greater scale than existing development in the area and would be prominent does not mean that it would automatically result in demonstrable harm to the character and appearance of the area. There is no requirement for new development to replicate the design of existing development. Indeed, paragraph 58 of the NPPF states that decisions should aim to ensure that developments ‘optimise the potential of the site to accommodate development’ and ‘respond to local character and history, and reflect the identity of local surroundings and materials, while not preventing or discouraging appropriate innovation’.

7.5.57	The blocks would be set at an angle to each other, facing into the curve of Hallowes Crescent, creating active frontages to both Hallowes Crescent and Hayling Road. The front building line would essentially follow that existing along Hallowes Crescent, and the bulk of the development would be broken up by the gap between the buildings. The southern block would be sited approximately 3.5m forward of the building line of the adjacent properties along Hayling Road (244 – 258). This is not ideal in that it would exacerbate the prominence of the block. However, it is considered that the siting of the development in conjunction with its gable end design would create a feature corner building that would add interest to the streetscene, which is already varied.

7.5.58	The blocks would have traditional pitched roofs, in keeping with the style of those in the vicinity, and the elevation fronting Hayling Road would have hipped ends which would again reduce the bulk and massing of this element. There are existing flats in the vicinity and some of those above the shops have outside terraces. Thus it is considered that the proposed balconies would not be an incongruous feature having regard to the mixed streetscene.  

7.5.59	Proposed materials are red brick and artificial or clay tile to the roof. Materials in the area vary, with the adjacent shops having a green pitched roof, although buildings generally consist of red or buff brick with brown roof tiles. As such there is no objection to the proposed materials.

7.5.60	Access to the development would be as per existing and a parking court would be provided to the rear, minimising its visual impact from without the site. An element of soft landscaping would be provided to the road frontages which would help to soften the appearance of the built development.

7.5.61	A communal bin store has been designed into the scheme, to be accommodated between the two apartment blocks with pedestrian access to the roadside for collection. This layout has been agreed by the Environmental Protection Officer. However, it may be appropriate to enforce parking restrictions along this part of Hallowes Crescent in the future to ensure that adequate vehicular access is maintained for collection.

7.5.62	Overall, while the scale of the Hallowes Crescent scheme is noted, the existing streetscene is very mixed and it is not considered that the proposal would result in significant demonstrable harm to the character and appearance of the streetscene.

7.6	Residential Amenity

7.6.1	Policy DM1 of the Development Management Policies LDD requires all applications for residential development to satisfy the design criteria set out in Appendix 2 of the LDD to ensure that development does not lead to a gradual deterioration in the quality of the built environment, and that landscaping, the need for privacy and amenity space and the creation of identity in housing layouts are taken into account. Appendix 2 advises that new development should take into consideration impacts on neighbouring properties, both within and surrounding the development, and visual impact generally. 

7.6.2	Appendix 2 also requires:

· a minimum distance of 1.2m to flank boundaries at first floor level in order to prevent a terracing effect. 1m may be acceptable in high density areas.
· a back-to-back distance of 28m between two storey buildings in order to achieve sufficient privacy. This should be increased for buildings of a greater height, including 2.5 storey dwellings. 
· a minimum garden depth of 14m.
· two storey development not to intrude into a 45 degree splay line across the rear garden from a point on the joint boundary level with the rear wall of the adjacent property.
· development not to result in loss of light to the windows of neighbouring properties or overlooking.
· amenity space as follows:

Houses:

1 bed dwellings – 42 sqm
2 bed dwellings – 63 sqm
3 bed dwellings – 84 sqm
4 bed dwellings – 105 sqm

Flats:

1 bed flats – 21 sqm
2 bed flats – 31 sqm
3 bed flats – 41 sqm

(Space can be allocated specifically to each flat or communally)

7.6.3	Policy CP12 of the Core Strategy states that in seeking a high standard of design development proposals should protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space.

7.6.4	South Oxhey Central, including Parcel 1A - Impact to neighbouring occupiers

Whilst the majority of the South Oxhey Central proposal is in outline, with only access to be determined at this stage, it is still necessary to assess the impact of the scale of the development on neighbouring buildings, having regard to the proposed Parameter Plans. These plans show proposed development zones, highways and building heights. The Building Heights Parameter Plan (1275-O-152 B) shows that, as a maximum, the development would constitute:

· Up to 3 storeys at Station Square and within The Mews
· Up to 4 storeys for the Western Apartments and elements to the rear of the main Prestwick Road blocks (fronting Fairfield Avenue and Prestwick Road)
· Up to 5 – 6 storeys for Market Place / Prestwick Road, with up to 7 storeys at the corner of Prestwick Road / Fairfield Avenue.

7.6.5	With surrounding residential development only 2 storeys high and often at a lower level, the proposal would be dominant. However, the highest elements fronting Prestwick Road would be set back a minimum distance of 23m (Blocks M, N and O) and 14m (Blocks P and Q) from the eastern boundary of the site which abuts Prestwick Road, resulting in building separation distances of 41m between the blocks and numbers 83 – 93 Prestwick Road and at least 32m with numbers 95 – 111 Prestwick Road.

7.6.6	Separation distances with Oxhey Drive properties would be a minimum of 22.5m. The development to the corner of Prestwick Road / Oxhey Drive could be up to 6 storeys high. It is noted, however, that these existing houses are favourably orientated to the south of the proposed development.

7.6.7	To the north properties along Fairfield Avenue would be separated from the proposed 3 – 4 storey development by a minimum distance of approximately 25m, increasing to 26.5m for the 5 – 7 storey element to the corner.  The impact on these 2 storey properties in terms of overdominance and loss of light needs to be carefully considered as it is noted that they are set at a lower land level and located to the north of the development site. 

7.6.8	A Daylight / Sunlight and Overshadowing Assessment accompanied the application and further additional supporting information has been submitted during the course of the application.  The assessment is based on the Illustrative Masterplan. It is stated that:

‘this represents a realistic worst case of the likely size and impact of the final development. The exact shape will be fixed at the detailed planning stage. If these exact shapes extend beyond the envelope of the illustrative masterplan the daylight and sunlight calculations should be performed again on that exact shape.

Realistic worst case assumptions have been used in the modelling for the floor to ceiling heights as requested by the planning officer, these are set out below:

· The tallest part of the site is 7 storeys at the landmark building (Block M/N)
· Assumed floor to floor height in the residential floors of the apartment blocks = 3150mm
· Assumed floor to floor height in the retail ground floor = 4500mm (varying slightly due to the sloping ground conditions on site)’.

7.6.9	The assessment uses methodology from ‘Site Layout Planning for Daylight and Sunlight: A Guide To Good Practice’ (Second Edition, 2011) by Paul Littlefair of the BRE (Building Research Establishment), which is a guide commonly used by architects. The numeric methods used to assess impacts on the surrounding buildings are as follows:
	
Vertical Sky Component (VSC): This is the ratio of diffuse light (the light available on a cloudy day) on a vertical surface to the ratio of light on an unobstructed horizontal surface (an unobstructed vertical surface will receive a VSC of 40%). As a guide, a target of >27% (or 80% of previous value) is used. Section 2.2.7 of the BRE Guide explains that:

‘If this VSC is greater than 27% then enough skylight should still be reaching the window of the existing building. Any reduction below this level should be kept to a minimum. If the VSC, with the new development in place is both less than 27% and less than 0.8 time its former value, occupants of the existing building will notice the reduction in amount of skylight. The area lit by the window is likely to appear more gloomy, and electric lighting will be needed more of the time.’

Annual Probable Sunlight Hours (APSH): This is the fraction of sunlit hours received by a surface. As a guide, for rooms within 90° due south the following targets are used:
1. 25% (or 80% of previous value)
2. (winter) > 5% (or 80% of previous value)
3. reduced by less than 4%

7.6.10	With regard to these APSH targets, sections 3.2.3, 3.2.5 and 3.2.6 of the BRE Guide state:

‘To assess loss of sunlight to an existing building, it is suggested that all main living rooms of dwellings should be checked if they have a window facing within 90° due south. Kitchens and bedrooms are less important, although care should be taken not to block too much sun.

If this window point can receive more than ¼ of APSH, including at least 5% of APSH in the winter months between 21 September and 21 March, then the room should still receive enough sunlight.

Any reduction in sunlight access below this level should be kept to a minimum. If the available sunlight hours are both less than the amount above and less than 0.8 time their former value either over the whole year of just in the winter months, then the occupants of the existing building will notice the loss of sunlight; if the overall annual loss is greater than 4% of APSH, the room may appear colder and less cheerful and pleasant’.

7.6.11	In regards to internal daylighting the assessment uses minimum daylight factor targets of 1% for bedrooms and 1.5% for kitchens / living / dining rooms. Daylight factor is the ratio of diffuse light within a room to diffuse light outside.

7.6.12	The assessment reveals the following:

· In regards to the VSC of the surrounding buildings only 9 windows to habitable areas, representing 4.1% of the 220 windows assessed, were found to have a VSC below the recommended target level of 27%.
· For all 9 of these windows the reduction was found to be relatively limited, with five windows achieving a VSC ≥ 26%, two achieving 25-26% and two achieving 24-25%.
· In regards to APSH, the existing dwellings have been found to be largely unaffected by the new development with all achieving the recommended APSH target levels. 
· Overall the proposed development has minimal impact on the sunlight and daylight of the surrounding existing properties.

7.6.13	With specific regard to Parcel 1A, it is noted that of the 9 windows to habitable rooms that do not meet the BRE guideline of 27% VCS, 5 are at Eskine House which faces Parcel 1A. These windows are all at ground floor level and would achieve VSC levels of either 24% or 26%. Whilst this is noted, the levels are only minimally under the recommended 27%. Furthermore the detailed sunpath study in Appendix D of the assessment demonstrates that Erskine House would only be shaded by the proposed Parcel 1A buildings up until 9am (at the Spring equinox), with shadows then moving northwards as a result of the predominantly north south design of the development.

7.6.14	With specific reference to Block M and the relationship with properties opposite in Fairfield Avenue (No’s 2-8 Fairfield Avenue), it is noted that 2 windows to habitable rooms were found to achieve a VSC below the target of 27%.  However, at 25% the levels are only minimally under the recommended 27%.  It is also noted that the Sunlight and Daylight Assessment Additional Information illustrates that overshadowing of the private rear amenity space of these properties is as a result of the dwellings themselves.

7.6.15	As such, the Daylight / Sunlight and Overshadowing Assessment and Additional Information suggests that the impact of the proposal on surrounding properties in terms of overdominance and loss of light, whilst potentially noticeable, would not be so significant as to warrant refusal of the application. 

7.6.16	The outlook from the surrounding properties would change significantly, but impact on a private view is not a material planning consideration and given the scale of existing development on the site and the fact that the proposal would vastly improve the quality and appearance of the area, creating a new sense of place and a new identity for South Oxhey, it is considered that the scheme would be a benefit to the overall area.

7.6.17	William Morris Hall, the Library and Kingdom Hall are non-residential buildings to the west of Blocks H and I, just outside the South Oxhey Central site boundary. The Parameter Plans show development up to 4 storeys high adjacent to the northern / western boundary with William Morris Hall and the Library. William Morris Hall has large primary windows and a sitting out area to the frontage, with only a small caged window to its southern flank (and a door with no window) and high level windows to the eastern elevation. Development immediately adjacent to these elevations is proposed to be up to 3 storeys high, with 4 storeys beyond to the east and west. With regard to the Library, this building has entrance doors and windows to its southern elevation, which would face development of up to 3 and 4 storeys high. However, it is set in some 10m from the southern boundary. As such it is not considered that the proposal would be of significant detriment to the amenities of users of these adjacent non-residential buildings.  This is supported by the Daylight and Sunlight Additional Information which suggests that the majority of overshadowing of William Morris Hall and Library is as a result of the buildings themselves.  

7.6.18	With regard to issues of overlooking of existing properties, back-to-back distances in excess of 28m are usually sought for development greater than 2 storeys high. Due to the comprehensive redevelopment of the whole site there would be no back-to-back relationships with existing houses; the blocks would face existing frontages across the existing roads. Elements of the development would be higher than existing, with balconies proposed to the elevations, but this is not an unusual relationship to be found in a high density town centre location and is considered acceptable. 

7.6.19	South Oxhey Central, including Parcel 1A - Amenity for future occupiers

The Daylight / Sunlight and Overshadowing Assessment also looks at the conditions for future occupiers of the proposed dwellings. The assessment concludes that:

· In regards to the estimated VSC performance of the new buildings, over 75% were assessed to be able to achieve the required VSC target with conventional design and this could potentially be increased up to over 90% with some relatively simple design measures such as internal layout adjustments and use of larger windows than standard specifications.
· All of the open spaces on the proposed scheme and the vast majority of the external public realm area surrounding the new buildings will meet the target of at least 2 hours of sunlight on 50% of their area and so meet the BRE guidance.
· Overall the proposed development with some minor mitigation measures during the detailed design stages will achieve good sunlight and daylight to the new dwellings.

7.6.20	Such mitigation measures would be considered at reserved matters stage for the outline elements of the proposal. With regard to Parcel 1A, the internal layouts are such that, where possible, stair cores are located centrally, more sensitive rooms such as living rooms have been placed on the corners of blocks and balconies have been offset in some locations to allow increased daylight into the building. Of a representative sample of 20 rooms distributed across the three separate blocks, 18 would achieve the minimum target daylight factors (as set out above). 

7.6.21	As stated previously, in order to achieve adequate privacy levels back-to-back distances of 28m are sought between 2 storey residential development and distances in excess of this figure for higher buildings. Such distances would not be achieved throughout the development. For example, the Illustrative Masterplan indicates minimum distances of approximately only 20m from the 5/6/7 storey development in Blocks M and N and the 2 and 3 storey houses in Parcel 1B in The Mews. Whilst this would be a back-to-flank relationship as opposed to back-to-back, it is expected that the Market Place / Prestwick Road apartments would have balconies to the rear elevation, thus potentially overlooking the properties and gardens to the west. There would also be minimum distances of only 19m between the rear elevation of Block O and the houses in Parcel 1C. 

7.6.22	Detailed overlooking issues would be assessed at a later design stage. However, privacy must be taken into consideration as part of this hybrid application as the Parameter Plans show the maximum scale of development, and in order to achieve this it will be necessary to, for example, site habitable room windows and balconies to the rear elevations of the apartment blocks.

7.6.23	With regard to Parcel 1A, the back-to-back distance between Block E and F and Block G would be approximately 21.5m at first floor level and above, with habitable room windows and balconies facing each other. Due to the juxtaposition of the proposed blocks, there would also be habitable room windows and balconies to the rear elevation of Block G1 facing habitable room windows to the southern flank of Block G (at a distance of 8.2m, wall-to wall), and habitable room windows and balconies to the rear elevation of Block E facing habitable room windows to the eastern flank of Block G1 (at a distance of 10.6m). Some of the windows to the flanks would be secondary windows and could therefore be conditioned to be obscure glazed. 

7.6.24	Whilst back-to-back (and back-to flank) distances within the development would not meet the guideline standards for privacy, it is accepted that this is a large scale, high density development in a sustainable town centre location, and that it is not always possible to meet design standards. Appendix 2 of the Development Management Policies LDD acknowledges this where it states that ‘certain developments may not comply with all guidance but still may be considered acceptable. All applications will be determined on their own merits’. 

7.6.25	The agent has stated that ‘the nature of the guidance indicates that it is related more closely to low density suburban development and we argue that it is not appropriate to assess the development proposals for South Oxhey Central in particular against these highly restrictive standards given the scale and character of change sought by Site Allocations SA6 and H29.’

7.6.26	With regard to amenity space, the Planning Statement states the following:

‘Every new home will have dedicated private amenity either by way of a balcony (for every apartment) or a private garden (for houses). Some apartments will also have access to communal gardens within the block. The type and size of the amenity space provision is typical of this type of development and is supported by market demand. 

The proposed amenity space for each of the new residential typologies is as follows: 

• The town houses will have high quality dedicated private gardens with an average area of 50 sqm; 
• The urban houses within Block P and Q will have a dedicated private space to the front and rear (at podium level), clearly delineated from the shared car park with boundaries and soft landscaping. Residents of these units will additionally have access to a communal open space above the foodstore; and 
• All apartments will have access to a private balcony – these will be of a size and proportions that ensure they will provide usable space which can easily accommodate a table and chairs. 

The apartments within Blocks P and Q will also have access to semi-private communal amenity spaces in addition to their private balconies.’

7.6.27	Indeed the indicative elevations for the outline element and the detailed floor plans and elevations for Parcel 1A show that the apartments would be served by balconies.  With regard to the houses in the central parcels the Illustrative Masterplan indicates that those in Parcel 1B would have gardens between 8m and 12m in length (stated to have an average area of 50 sqm). The central Mews houses in Parcel 1C would only have a small strip of green space to the frontage. The urban houses proposed in Parcel 1D would have a small strip of amenity space, which would not be very usable, but would also have access to a communal amenity area in Block P and Q. 

7.6.28	The apartments in Parcel 1A would be located adjacent to Henbury Place and in close proximity to Henbury Gardens, and these public open spaces would provide additional amenity for all residents at South Oxhey Central (discussed in more detail in section 7.9).

7.6.29	Given the nature of the development proposed and that future occupiers would also be aware of this relationship, the amenity for future occupiers would be acceptable, although this would need to be considered fully once details are submitted in full for the outline elements.

7.6.30	Maylands Road - Impact to neighbouring occupiers

The proposed buildings would front dwellings to all three surrounding roads and, although greater in height and set at a higher land level, would be separated by the highway and set back from the site boundaries. This is not an unusual relationship and it is not considered that the scale and siting of the proposed buildings would result in an excessively overbearing or overdominant development in relation to these properties. 

7.6.31	The relationship with the existing properties to the west needs to be carefully considered. The development would be at a lower land level to these properties and stepped in height, but would be of greater bulk and massing. 

7.6.32	The southern apartment block would be sited approximately 13.5m from the flank boundary with 34 Maylands Road and would be set 0.8m back from the front building line. The block would extend approximately 3.5m beyond the rear building line of this neighbour, but given the separation distance it would not intrude into a 45 degree line to the rear of this property. Furthermore 34 Maylands Road has no flank windows. As such it is not considered that there would be any significant impact in terms of loss of light or outlook to the occupiers of this neighbouring property.

7.6.33	The proposed houses would be sited a minimum distance of 1.2m from the boundary with 29 Ballater Close and set forward by 6m. The houses would have large front gable features, but the eaves height would be lower than that of 29 Ballater Close, and the ridge height comparable. This neighbouring property has a clear glazed first floor flank window as well as a flank door. The development, due to its siting and bulk of the roof, would result in some loss of light and outlook to the front and flank windows and doors. However, the houses would be favourably orientated to the north east of this property and the rear elevation would also be set forward. 

7.6.34	The Daylight / Sunlight and Overshadowing Assessment confirms that all windows of neighbouring buildings were found to comply with the target for VSC and the APSH targets of >25% and >5% in winter. Due to their location to the east of the development site, the APSH to 7 windows of properties along Ferndown Road was found to change by more than 4%. Change to the amount of sunlight these properties receive to their front windows may therefore be noticeable, although the total APSH for these windows is above the recommended target level. 

7.6.35	With regard to privacy, the proposal would not result in any direct back-to-back relationships with existing dwellings. The flats fronting Ferndown Road would have rear windows facing the gardens of 29 Ballater Close and 34 Maylands Road, but these existing properties are set at a higher land level and the separation distance to the boundary would be a minimum of 29.6m. 

7.6.36	There would be an oblique back-to-back arrangement between the proposed houses and 34 and 36 Maylands Road, but the distance would be some 30m which is considered acceptable. No rear windows should be installed at second floor level in the dwellings to ensure that privacy is maintained; this could be controlled by condition. 

7.6.37	To the flank elevation of the proposed semi-detached houses a secondary window is shown to the living / dining room and a first floor bathroom window. With regard to the flank elevation facing 29 Ballater Close, these windows would face the frontage of the property. Furthermore, close boarded fencing is indicated on the plans which would prevent overlooking at ground floor level, and the first floor bathroom window is shown to be obscure glazed. As such, subject to conditions to control these elements, it is considered that there would be no issues of overlooking to 29 Ballater Close.

7.6.38	With regard to the apartments, balconies are proposed to the elevations facing Ballater Close, Ferndown Road and Maylands Road. It is acknowledged that there would be an element of overlooking and a perception of dominance given that these properties would be higher than those existing to the north, south and east. However, given that these apartments would overlook public highway there would be no overlooking of private amenity space. Furthermore the relationship between the buildings would not be unusual in a mixed streetscene.

7.6.39	Balconies are also proposed to the rear elevation of some of the apartments, overlooking the internal courtyard area, as well as an integral terrace to two of the first floor apartments. Privacy screens are shown to the western elevation of these balconies and terraces, thereby preventing overlooking towards 34 Maylands Road and 29 Ballater Close.

7.6.40	Flank windows to the western elevation of the southern block would face 34 Maylands Road. Those at first floor level would serve a living / dining / kitchen area and a bedroom, and those at second floor level would serve a bedroom and bathroom. It would only be reasonable to condition the bathroom window to be obscure glazed; with regard to the habitable room windows these would face at the flank wall of 34 Maylands Road, which has no windows, at a distance of some 13.4m with the existing Oak tree providing some screening. As such this is considered to be an acceptable relationship.

7.6.41	Maylands Road - Amenity for future occupiers

Back-to-back distances in excess of 28m between the 3 storey apartment blocks would not be achieved within the development; habitable room windows would be a minimum distance of 20.2m apart. It is, however, noted that the internal stair cores are located to the rear elevations, which limits the number of habitable room windows facing each other, and that future occupiers would be aware of this relationship. 

7.6.42	The first floor terrace and rear balconies in close proximity to the rear gardens to the proposed 2 houses would have privacy screens to the western elevation to ensure that the rear gardens to these houses remain private. 

7.6.43	Garden depths for the dwellings would be less than 14m (around 11.5m and 12.5m) but this design guideline is essentially to ensure privacy, and as there would be no development immediately to be rear this is not considered to be an issue. 

7.6.44	Due to the juxtaposition of the proposed buildings, it is not considered that there would be any significant issues of overlooking from existing properties into the development.

7.6.45	There would be a slight intrusion of the 45 degree line to the rear of the dwellings from the northern apartment block, but it is not considered that this would have a significant impact on light to these properties, particularly as they would have south facing gardens. With regard to the apartments, the Daylight / Sunlight and Overshadowing Assessment uses ‘a representative section of units’ to undertake an analysis of the levels of daylight within the proposed properties. This suggests that of the 4 habitable rooms analysed at Maylands Road (to 2 separate units, at first and second floor level), 3 would achieve the recommended daylight levels, significantly exceeding the required targets, with the fourth falling short of the target by only 0.1%.

7.6.46	The proposed 4 bed dwellings would have approximately 64 sqm and 85 sqm of private amenity space to the rear. This is a shortfall of 41 sqm and 20 sqm respectively against the requirement for 105 sqm each as set out in Appendix 2 of the Development Management Policies LDD (adopted July 2013).  Whilst the shortfall against standards is noted, the maximum depths (11.5m and 12.5m) and widths (5m and 8m) of the proposed gardens would not be dissimilar to existing neighbouring dwellings (e.g. 22-29 Ballater Close have rear gardens ranging in depth from 12m – 14m and width from 6m – 8m) and it is also noted that the gardens of the proposed dwellings would be favourably orientated, facing south.  The properties would also have private driveways and gated side access adding to the sense of space around the dwellings.  As such, it is not considered that the shortfall in amenity space would result in significant demonstrable harm to the residential amenities of future occupiers of these dwellings.  

7.6.47	With regard to the apartments, based on the proposed mix the overall amenity space requirement is 634 sqm. The ground floor units would have a strip of amenity space to the road frontage, and the upper units would each have a balcony. It is noted that the larger 3 beds would be sited at ground and first floor level, with those at first floor having an additional (inset) terrace as well as a balcony, which is encouraged in terms of providing as much outdoor space for these family units as possible. There would also be an enclosed communal area of open space between the southern block and the boundary to 34 Maylands Road with an area of approximately 115 sqm, and an additional area of approximately 160 sqm to the south of this and the southern block (albeit not private as it would front Maylands Road).

7.6.48	The apartments would not meet the indicative amenity space requirement but given that the apartments would all have a small area of ‘private’ space as well as the communal areas, it is considered this would be acceptable. It is also noted that there is an area of public open space with a new play area at Moortown Road, approximately 120m to the south east of the site.

7.6.49	Hayling Road - Impact to neighbouring occupiers

There would be an oblique back-to-back arrangement with 54 and 56 Blairhead Drive, which are at a higher level than the Hayling Road site and thus very visible from within the site. The distance to the rear elevation of 56 Blairhead Drive would be a minimum of only 18.6m, therefore there would be an element of loss of privacy to existing occupiers. However, the distance would be similar to that which already exists between the rear elevations of 54 and 56 Blairhead Drive and 177 and 179 Hayling Road. As such, whilst there may be increased views towards these neighbours in comparison to the existing situation, it is not considered that there would be any significant loss of privacy as a result.

7.6.50	Furthermore the proposed dwellings would be at a slightly lower land level, and with the proposed semi detached dwelling to the north east of the site having a hipped roof and the rear elevation of the central pair of semis being angled it is not considered that the proposal would be excessively overbearing or overdominant development in relation to these existing properties. Furthermore, the ridge height to this pair of semi detached dwellings has been reduced by 0.4m during the course of the application.

7.6.51	The flank elevation of 58 Blairhead Drive faces the site, with a first floor window, and the flank boundary to this property runs along what is proposed to be the rear boundary to the terraced dwellings fronting Holmside Rise. These terraces would all have garden depths of at least 14m and would again be at a lower land level. The proposed semi detached dwellings would be sited in excess of 28m from the boundary with 58 Blairhead Drive. Therefore whilst there would be an increase in perceived overlooking it is not considered that there would be an unacceptable relationship with this existing property. 

7.6.52	The semi detached dwelling to the north east would be set in approximately 1.5m from the eastern boundary but due to its deep floorplan and siting, it would intrude into a 45 degree splay line at the rear of 179 Hayling Road by approximately 3m. This neighbour also has a clear glazed first floor flank window and a single storey side extension built up to the boundary with a large rooflight.  However, it is not considered that the proposed development would result in significant demonstrable harm to this neighbouring property. The roof to this proposed dwelling would be hipped away from the flank boundary, reducing its bulk and massing. The main 2 storey element of 179 Hayling Road is set in approximately 2m from the boundary and the existing flank window and large rooflight are essentially borrowing light from the application site. In terms of the rear elevation, the proposed dwelling would be sited to the west of 179 Hayling Road, therefore potential loss of light would only occur in the later afternoon / evening. 

7.6.53	The proposed row of terraces would intrude the 45 degree line to the rear of 9 Holmside Rise by approximately 3m. The rear of this neighbouring property is also angled towards the application site, and the dwelling is at a lower land level with a relatively small, tapered garden. To the flank there is a clear glazed first floor window, ground floor window and single storey side extension. 

7.6.54	The terrace would be set a minimum distance of 4.4m from the southern flank boundary with 9 Holmside Rise, the roof would be hipped from the flank and the ridge height has been reduced by 0.4m. The development would also be favourably sited to the north east of 9 Holmside Rise. Thus, on balance, it is considered that the development would not be excessively overbearing and would not result in significant loss of light to the windows and garden of this neighbouring dwelling.

7.6.55	In order to confirm that the impact of the proposed development would be acceptable in terms of loss of daylight and sunlight to surrounding properties, the applicant has been asked to provide additional information. The Daylight / Sunlight and Overshadowing Assessment suggests that the majority of the VSC and APSH targets would be met, but does not specify which windows would be most affected:

‘In regards to Hayling Road, all but one window of the neighbouring buildings were found to comply with the targets for VSC. One window has a VSC of 25%, however based on existing plans we believe this window to be on a staircase and therefore not relevant for this target. In regards to APSH all windows achieve the required target of >25% and >5% in winter. Two windows on a neighbouring property were found to change by more than 4% so the change may be noticeable although the total APSH for these windows is above the recommended target level.’

7.6.56	No flank windows are proposed, therefore there would be no issues of overlooking to these adjacent properties.

7.6.57	Hayling Road - Amenity for future occupiers

Due to the juxtaposition of the proposed buildings it is unlikely that there would be any issues of overlooking between the dwellings. There would be an element of overlooking from existing properties bordering the site but future occupiers would be aware of this situation.

7.6.58	The row of terraces would be set back approximately 9.2m from the rear of the proposed angled semi detached dwelling to the north. This could be quite overbearing and would result in some shading to the rear windows and garden of this semi detached dwelling during the afternoon / evening. Whilst this is not considered to be an ideal design layout, future occupiers would again be aware of this relationship, and it could be argued that a blank wall abutting the flank boundary would create an enclosed and thus very private rear garden space which may be appealing. 

7.6.59	It is noted that a mid-terrace dwelling was chosen for the daylight analysis, and that all habitable room windows for this unit would exceed the daylight factor targets. 

7.6.60	Garden depths for the dwellings would be at least 14m, although the gardens to the semis would be tapered, similar to that for 9 and 11 Holmside Rise. 

7.6.61	Amenity space standards indicate that ideally 84 sqm of amenity space should be provided for each dwelling.  The proposed gardens would range in size from 71 sqm to 192 sqm with an average of 105 sqm and only 2 individual gardens falling short of the indicated standard at 71 sqm and 76 sqm.  These shortfalls are not considered to be significant and it is also recognised that public open space in the form of South Oxhey Playing Fields is located in close proximity (to the north of this site). As such no objection is raised in this regard as it is considered that an acceptable level of amenity space would be provided for future occupiers.

7.6.62	Hallowes Crescent - Impact to neighbouring occupiers

Properties along Ashburnham Close and Ashburnham Drive to the north are at a lower land level and are very visible from within the site. The minimum back-to-back distance between the rear gable projection of the northern block and 4 Ashburnham Close would be 24.4m; that with 5 Ashburnham Close would be approximately 23m. However, the design of the development is such that windows to the rear gable projection on the northern block would be limited, with secondary bedroom windows proposed at first and second floor level which would be obscure glazed. The angle between this elevation and the rear elevation of these properties along Ashburnham Close would also be slightly oblique.

7.6.63	With regard to the element of the northern block set forward, the minimum back-to-back distance with 5 Ashburnham Close would be 28.5m. The Local Plan requires distances in excess of 28m for developments greater than 2 storeys in height. Whilst this distance is only slightly exceeded, 28.5m is the minimum distance (to the rear corner of this neighbouring property) and the rear elevation of the proposed development has been designed such that the stair core and landing area are sited to the rear, and no rear balconies are proposed. It is recommended that secondary bedroom windows at first and second floor level be conditioned to be obscure glazed. 

7.6.64	The rear elevation of the southern block would face into the site would achieve a back-to-back distance of at least 38.5m with properties along Ashburnham Close, and again no balconies are proposed to this elevation. It is therefore considered that the proposal would not result in any significant loss of privacy to the occupiers of these neighbouring dwellings along Ashburnham Close. The proposal would be prominent when viewed from these dwellings, and those beyond, but given the separation distances, design of the development and oblique relationships it is considered, on balance, that the development would not be excessively overbearing to warrant refusal of the application. 

7.6.65	The southern block would be sited in close proximity to the western boundary (approximately 0.6m) but would be separated from the adjacent flats along Hayling Road by the access to the existing substation, and with a similar rear building line to these neighbouring properties there would be no intrusion into the 45 degree line. As such, whilst of greater scale, it is not considered that the proposal would result in any significant loss of light to these neighbours, nor would it appear excessively overbearing.

7.6.66	The Daylight / Sunlight and Overshadowing Assessment confirms that all windows of neighbouring buildings were found to comply with the targets for VSC and APSH.

7.6.67	244 - 250 Hayling Road to the west have small gardens in close proximity to the site. Windows to the flank elevations of both blocks would face these flats. The western flank windows to the southern block would all be obscure glazed at first and second floor level (those serving landing areas are not shown to be, but could be conditioned to be if necessary). The northern block would be of sufficient distance (24.8m to the nearest point and a minimum of 37m to the rearward projection) and at an oblique angle and would therefore not result in any significant loss of privacy.

7.6.68	Habitable room windows and two balconies are proposed to the eastern elevation of the northern block, adjacent to the shops / flats to the east. These would essentially face a blank flank wall and access steps. Whilst there are terraced areas to the rear of the shops, these provide access to the flats and are not considered to be private amenity areas.

7.6.69	All other balconies would overlook the public realm and would therefore not result in overlooking of private amenity space.

7.6.70	Hallowes Crescent - Amenity for future occupiers

Green space on the site would be limited with a number of units overlooking the parking court to the rear. However, some of the apartments would be dual aspect and those fronting Hallowes Crescent would overlook the existing public amenity area.

7.6.71	There would be an element of overlooking from existing neighbouring properties but given the scale of the proposed blocks and their elevated position it is not considered that this would be a significant issue. Future occupiers would also be aware of the site circumstances.

7.6.72	A daylight analysis has been carried out for 3 habitable rooms to the eastern elevation of the northern block. This confirms that all 3 windows to this unit would achieve the recommended light levels.

7.6.73	Based on the proposed mix the overall amenity space requirement is 622 sqm. The ground floor units would have a strip of amenity space to the road frontage, and the upper units would each have a balcony. There would be no areas of public open space on the site, therefore the proposal results in a significant shortfall in terms of amenity space provision. However, the site fronts onto a public amenity and is well served by existing public open space, including South Oxhey Playing Fields to the north (see section 7.9). 

7.7	Transport and Access

7.7.1	The Core Strategy recognises that Key Centres generally have good access to public transport. Policy PSP2 of the Core Strategy states that development in Key Centres will contribute to an integrated approach to improve transport, including public transport, and movement into and around the Key Centres and connectivity with all other centres in the District and adjacent counties. 

7.7.2	Policy CP10 of the Core Strategy relates to transport and travel and states that major development should be located in highly accessible areas, have a safe and adequate means of access and make provision for all users including people with mobility difficulties.  It states that all development should be designed and located to minimise the impacts of travel by motor vehicle on the District; appropriate in scale to existing transport infrastructure including public transport; and be integrated with the wider network of transport routes. The impact of major proposals should be fully assessed through a comprehensive Transport Assessment, with such applications accompanied by a draft Travel Plan. The application includes a Transport Assessment and Framework Travel Plan.

7.7.3	Impact on Highway Network

The Transport Assessment assesses the existing and proposed trip generation for each land use type and for each of the four sites. The table below sets out the anticipated future trip generation associated with the comprehensive development proposal in comparison to trip generation for the existing lawful uses, and thus the net trip generation in peak hours:
				

	Mode
	CHANGE IN NUMBER OF TRIPS


	
	AM Peak
	PM Peak

	
	IN
	OUT
	TOTAL
	IN
	OUT
	TOTAL

	Car driver
	-46
	3
	-43
	-35
	-62
	-97

	Car passenger
	-15
	13
	-2
	-23
	-16
	-39

	Motorcycle
	0
	0
	0
	0
	0
	0

	Taxi
	1
	2
	3
	0
	0
	0

	Rail/underground
	2
	20
	22
	12
	2
	14

	Bus/coach
	1
	18
	19
	9
	0
	10

	Cycle
	-1
	4
	3
	2
	-1
	0

	Walk
	-97
	-48
	-144
	-23
	-42
	-65

	Other
	0
	0
	0
	0
	0
	0

	Total
	-154
	12
	-142
	-56
	-119
	-175



7.7.4	Given the relative reduction in retail and town centre uses compared to the increase in residential uses, the full occupation of the proposed development would be expected to result in a decrease in the level of trips generated in comparison to the existing lawful uses. This is expected to be in the region of 142 trips in the AM peak and 175 trips in the PM peak. Considering this by mode, it is anticipated that overall there would be 43 fewer car driver tips in the AM peak and 97 fewer in the PM peak, whilst there would be expected to be an overall reduction in the number of walking trips, reflecting the reduction in town centre floorspace. Conversely, there would be expected to be a slight increase in public transport trips (41 in the AM peak and 24 in the PM peak) and a small increase in cycling in the AM peak, reflecting an increase in residential commuter trips. 

7.7.5	Thus in terms of impact on the local highway network, these figures demonstrate that there would be a net reduction in the number of private vehicle trips compared to the existing situation. The HCC Highways Officer has stated that, with regard to this information, a number of queries were raised at pre-application stage to which a suitable response was provided from the applicant’s consultant. As such the trip generation information set out in the Transport Assessment is considered to be acceptable.

7.7.6	The Transport Assessment considers the impact on the following junctions:

· Prestwick Road/ Oxhey Drive roundabout (mini and standard)
· Prestwick Road/ Fairfield Avenue/Station Approach staggered T-junction
· Prestwick Road/ Station Access T-junction
· Prestwick Road/ Hayling Road roundabout
· Fairfield Avenue/ Bridlington Road/Birkdale Gardens staggered T-junction
· Fairfield Avenue/ Henbury Way T-junction 
· Oxhey Drive/ Henbury Way T-junction 
· Oxhey Drive/ Bridlington Road/ Seacroft Gardens staggered T-junction

7.7.7	The junction modelling demonstrates that all junctions operate well within capacity with the exception of the Prestwick Road/Oxhey Drive roundabout and the Prestwick Road/ Hayling Road roundabout junction.  
7.7.8	The Prestwick Road/Oxhey Drive roundabout when modelled as a mini-roundabout operates over capacity in the 2025 baseline on the Prestwick Road (south) arm with an RFC (Ratio of Flow to Capacity) of 109% in the AM peak and the Oxhey Drive arm with 100% in the AM peak and 105% in the PM peak.  The 2025 base plus development scenario demonstrates that the Prestwick Road (south) arm whilst over capacity reduces to 108% in the AM peak, but the Oxhey Drive arm increases to 106% in the AM peak and reduces to 95% in the PM peak.  As part of the scoping for the Transport Assessment it was agreed with the Highways Officer that the junction operates more in line with a standard roundabout. Therefore modelling has been carried out for a standard roundabout and this demonstrates that the junction would operate within capacity. 

7.7.9	The Prestwick Road/Hayling Road roundabout junction when modelled as a mini roundabout operates over capacity in the 2025 baseline on the Prestwick Road (south) arm with an RFC of 102% in the AM peak.  This increase to an RFC of 103% in the AM peak in the 2025 base plus development scenario.  However, similarly to the Prestwick Road/Oxhey Drive roundabout it was agreed at the scoping stage that the junction operates more in line with a standard roundabout. The scenarios have also been modelled based on a standard roundabout and demonstrate that the junction would operate within capacity. 

7.7.10	The HCC Highways Officer has confirmed that this methodology is appropriate and that the development is unlikely to have a significant impact on the surrounding highway network.  It is reiterated that in terms of impact on the local highway network, there would be a net reduction in the number of private vehicle trips compared to the existing situation.

7.7.11	Highway safety

The HCC Highways Officer has stated that the road collision data provided does not identify any pattern and thus there are no existing road safety issues of concern. A total of 50 incidents were recorded in the local area between 2010 and 2015.  This resulted in 61 injuries of which 54 were slight, 6 were serious and there was 1 fatality.  With regard to the fatal collision on Hayling Road, the Highways Officer considers that this was a single unfortunate incident and was not attributed to the design of the road.

7.7.12	Access

Elements of the proposal are in outline, although the principle of access is to be determined for the whole scheme.  With regard to South Oxhey Central, this site will effectively be arranged on a grid system, with accesses from the local highway network provided via Prestwick Road, Oxhey Drive, Fairfield Avenue and Henbury Way. In summary the proposed access arrangements would be as follows:

Prestwick Road: Two new accesses serving the internal link roads between Bridlington Road and Prestwick Road. Existing entrance and exit to Station Approach to be retained to form part of the new Station Square.  

Fairfield Avenue: Existing accesses either side of Luffenham House to be stopped up.

Bridlington Road: Two new accesses serving the internal link roads between Bridlington Road and Prestwick Road.

Oxhey Drive: Two accesses exist either side of Pennard House; an access is proposed to serve the retail parking for the foodstore. 

Henbury Way: Two new accesses serving residential development in Parcel 1A and Blocks D and D1

7.7.13	With regard to the satellite sites, there is currently no vehicular access at Maylands Road. An access with vehicular crossover is proposed to serve the central parking court via Ferndown Road. At Hayling Road the houses would be served from the existing roads with direct access to parking via vehicular crossovers, and Hallowes Crescent as per the existing access arrangements to the rear, off Hallowes Crescent. 

7.7.14	The HCC Highways Officer has confirmed that there is no objection in principle to these access arrangements. Preliminary design proposals with details of viability splays have been provided. However, full dimensions need to be submitted via condition to ensure that the widths are commensurate with the Roads in Hertfordshire: Highway Design Guide (2011) and there is adequate access for emergency vehicles. Road safety audits also need to be carried out. 

7.7.15	It should be noted that any changes to the highway would need to be secured via a Section 278 (Highways) Agreement. With regard to stopping up of existing roads which would not form part of the development, it is likely that this would be dealt with under Section 247 or 248 of the Town and Country Planning Act 1990, which would involve the developer making an application to the Secretary of State for a stopping up or diversion order. A plan has been requested showing the extent of stopping up and to confirm that this relates to general purpose highway (road and footway).

7.7.16	Servicing and Deliveries

With regard to servicing of the retail units, that for the main foodstore would take place via a designated loading dock accessed via Oxhey Drive. Servicing for the other retail units is proposed to take place to the frontage of the Prestwick Road / Market Place stores, utilising the proposed multifunction space. To ensure that this is appropriately managed and that conflict with pedestrian users and customer parking is minimised, the Transport Assessment includes a brief Delivery and Servicing Strategy. This states that a Delivery and Servicing Plan would be produced and secured by condition. 

7.7.17	This is likely to set out:

· details of the routing of servicing vehicles to the retail units using the appropriate road hierarchy of routes, avoiding minor residential roads;
· restrictions on the timing of deliveries so that they principally occur outside peak periods of activity; 
· that servicing to the local convenience foodstore would require marshalling and a vehicle booking system such that reversing from Oxhey Drive into the site is safely managed;
· restrictions on the timing of servicing for the retail units in Prestwick Road / Market Square to ensure they are outside of the opening hours of the stores;
· that service vehicles would be required to enter and exit the highway in forward gear, with manoeuvring limited to the parking forecourt areas and activity coordinated through a vehicle booking system;
· that servicing of the retail units associated with land at Station Square should only take place in the designated zones, with activity coordinated through a vehicle booking system;
· consideration of ways for organisations to consolidate deliveries, either individually or through co-ordination with other operators; and
· the review of suppliers to ensure they follow industry best practice or are members of a relevant freight operation organisation.

7.7.18	With regard to this no concerns have been raised by the Highways Officer. However, a condition relating to submission of a full Delivery and Servicing Plan is suggested, and at a more detailed design stage information would be required to be provided with regard to the location of all bin stores and access to these stores for refuse collection. In addition adequate areas for servicing and deliveries would need to be provided for the commercial units. 
	
7.7.19	Sustainable Transport

South Oxhey Central is well served by public transport. It is located adjacent to Carpenders Park Station which forms part of the London Overground system, with peak time service frequencies of 3 trains per hour to Watford Junction / London Euston.  It is also relatively well served by buses, with bus stops located at Station Approach and along Fairfield Avenue, Prestwick Road, Oxhey Drive and Gosforth Lane. Services include routes 8, R16, R17 and W19.

7.7.20	The Oxhey Drive / Ferndown Road bus stop is located on Oxhey Drive within 50m of the land at Maylands Road. This bus stop is served by bus routes R16, R17 and W19. Carpenders Park Railway Station is around 1km away from this land parcel.

7.7.21	The land at Hayling Road is located approximately 100m to the west of the bus stop opposite Fulford Grove and approximately 200m east of the Embleton Road Bus Stop on Hayling Road. Both of these bus stops are served by route 8. 

7.7.22	The land at Hallowes Crescent has access to the Gosforth Lane / Brampton Road Bus Stop, approximately 50m south of Hayling Road on Gosforth Lane. This bus stop is served by routes 8, R16 and R17. This land parcel also has access to the Hayling Road / Embleton Road Bus Stop, approximately 200m along Hayling Road to the east.

7.7.23	The table below identifies these local bus services and the peak hour frequencies:

	Route number
	Route terminus points
	Am peak
	PM peak

	8
	Mount Vernon Hospital
	2
	2

	
	South Way Terminus
	2
	2

	W19
	Muirfield Road, Muirfield Green
	1
	1

	
	Park Avenue, Otterspool Way
	1
	1

	R16
	Sainsburys, North Watford
	Interpeak only

	R17
	Harrow Arts Centre
	Interpeak only



	Routes 8 and W19 have the most regular timetables, and both give access to central Watford.  

7.7.24		The proposed development would result in additional trips on the rail and bus network (rail use is forecast to increase by 22 trips and 14 trips in the am and pm peaks respectively, and bus service use by 19 am trips and 10 pm peak journeys). These levels of increase are not considered to be material in the context of available rail and bus capacity.

7.7.25		With regard to pedestrian and cycle movements, whilst no comments have been forthcoming from the HCC Rights of Way Officer it is apparent that there are a number of footpaths and bridleways within the vicinity of the South Oxhey Central site. For example, to the north of the development site there is a bridleway linking Prestwick Road with Delta Gain on the other side of the railway.

7.7.26	Prestwick Road provides a shared pedestrian and cycle path, approximately 3-4m wide, along the eastern carriageway between the Oxhey Drive mini roundabout and the petrol station exit. This cycle route is not on the National Cycle Network but provides cyclists a free from traffic route along Prestwick Road. This is proposed to be retained, with a cycle storage area in Station Square. On Prestwick Road a puffin pedestrian crossing is located between the Station Approach exit and the entrance to the petrol station. A puffin pedestrian crossing is located on Oxhey Drive between Henbury Way and Bridlington Road.

7.7.27		The submitted Framework Travel Plan states that the development is based on a series of principles which aim to maximise the accessibility of the site by all modes, ensuring strong public transport, walking and cycling links and promoting complementary land uses. It sets out a series of objectives which include maximising accessibility for all by providing good permeability through the site and access to key local sustainable transport networks, and maximising the level of trips made by cycling and walking. Measures to reduce the need to travel may include installation of broadband into the new homes to facilitate the opportunity for residents to work from home. A condition is suggested requiring submission of a final Travel Plan with details of appropriate implementation, management and monitoring. 

7.7.28		In response to concerns regarding occasional use of cars by those otherwise commuting by rail on a daily basis, the developer has confirmed that they will explore opportunities for the inclusion of car club vehicles with a suitable provider to attempt to secure provision on the development and this would be addressed through the travel plan requirement.

7.7.29	Station Approach - Bus Stop and Taxi Rank

The Station Approach area currently accommodates a taxi stand for approximately 6 taxis, a bus stop stand for the W19 bus service, a drop off area for 2 -3 vehicles, approximately 20 short stay car parking spaces and 2 disabled spaces, servicing for the existing retail units and access to the Station Approach (longer term) car park. 

7.7.30		The illustrative proposals for the station area involve shortening the forecourt loop which would create an area of public open space to the front of the station access but would still facilitate provision for a bus stop, drop off area, taxi area, servicing bays and parking within a reconfigured car park to the north. The HCC Highways Officer has commented that the bus stop needs to be incorporated for the W19 buses as this service terminates here and needs a turnaround facility.

7.7.31		Reprovision of a taxi rank in this area is supported by the Council’s Licensing Officer. Ideally a new taxi office would also be incorporated into the development proposal to compensate for loss of that existing in the Bridlington Road Car Park, as well as a temporary rank/office during the course of construction. 

7.7.32	The Highways Officer has also referred to HCC’s Rail Strategy (2011) which outlines issues and aspirations for the station as real time provision at the bus stop and maintenance of the cycle shelter. This document also outlines appropriate standards that this category of station should meet in relation to access, facilities and environment.

7.7.33		Construction traffic and management

With regard to construction traffic, the Transport Assessment and Construction Method Statement and Management Plan state that construction vehicles and deliveries would be directed to the sites via main roads, the condition of the roads would be closely monitored with wheel cleaning in operation. 

7.7.34		HCC Highways have commented that the Construction Method Statement and Management Plan is focused on site operations and does not include details of highway works or how works affecting the highway would be managed. Works must be carried out safely in terms of pedestrian and traffic management, and legally if existing public highways are to be removed then these would need to be stopped up before any works commence.

7.7.35	It is noted that the document states ‘due to the restricted nature of the site there is no space for a full wheel cleaning therefore a standpipe and hose will be located at the site exit and all vehicles will have their wheels checked and washed down prior to leaving site’. This is not acceptable as there is a high risk debris and detritus would be carried out onto the highway, therefore a wheel washing facility needs to be available on site. The document also refers to a mechanical sweeper being present on site to clear site access and local roads. Further details are required as to how this would be safely managed to ensure that there is no unacceptable impact on the operation of the highway network. Such details would be controlled via a condition requiring a Construction Management Plan to be submitted for approval.

7.8	Parking

7.8.1	Policy CP10 of the Core Strategy states that development proposals must make provision for all users, including car and other vehicle parking, with priority to people with mobility difficulties, pedestrians, cyclists and equestrians.

7.8.2	Appendix 2 of the Development Management Policies LDD sets out design criteria for residential development and requires new development to make provision for the appropriate number of car parking spaces and/or garages in accordance with the Council’s parking standards.

7.8.3	Parking standards are set out in Appendix 5 of the Development Management Policies LDD, as follows:

C3 residential:

1 bedroom dwellings = 1.75 spaces (1 assigned space)
2 bedroom dwellings = 2 spaces (1 assigned space)
3 bedroom dwellings = 2.25 spaces (2 assigned spaces)
4 bedroom or more dwellings = 3 spaces (3 assigned spaces within curtilage)

Appendix 5 also states that ‘In areas of high accessibility and good service provision a reduction in the levels of parking for C3 Residential may be appropriate’. 

Disabled car parking standards are 1 space for every dwelling built to mobility standards (such as Lifetime Homes).

Cycle parking standards are 1 space per unit if there is no garage or shed provided, or 1 space per 2 units for flats.

Commercial:

A1 retail:
Foodstores up to 500 sqm = 1 space per 30 sqm
Foodstores up to 2500 sqm = 1 space per 18 sqm
Foodstores over 2500 sqm = 1 space per 15 sqm
Other retail = 1 space per 25 sqm

A2 financial and professional services = 1 space per 30 sqm
A3 restaurants and cafes = 1 space per 5 sqm of dining area plus 3 spaces per 4 employees
A4 drinking establishments = 1 space per 3 sqm of bar area plus 3 spaces per 4 employees
A5 takeaway shops = 1 space per 3 sqm of public area plus 3 spaces per 4 employees

D1/2 non-residential institutions / leisure = various depending on exact use.

Commercial parking standards can be reduced by up to 75% in Parking Zone 2 and 50% in Parking Zone 3.

Motorcycle parking should comprise approximately 5% of the amount of car parking to be provided.

7.8.4	The NPPF promotes use of sustainable transport and states that when setting local parking standards Local Authorities should take into account:

	● the accessibility of the development
	● the type, mix and use of development
	● the availability of and opportunities for public transport
	● local car ownership levels; and 
	● an overall need to reduce the use of high-emission vehicles.

7.8.5	South Oxhey Central including Parcel 1A

Residential parking

With the proposed housing mix the residential car parking requirements equate to a total of 484 assigned spaces. Of these, 84 are required for the development in Parcel 1A. 

7.8.6	The illustrative parking strategy in the Design and Access Statement and Transport Assessment (as amended due to relocation of the substation) suggests that a total of 326 residential car parking spaces are proposed, as follows:

	Type and location
	Block / Parcel
	No. of dwellings
	No. parking spaces
	Ratio

	Apartments

	Western
	D/D1
	38
	29 (amended from 27)
	76% (amended from 71%)

	
	E/F
	42
	31
	74%

	
	G/G1
	42
	28 (amended from 30)
	67% (amended from 71%)

	
	H/I
	42
	36
	86%

	
	J
	31
	27
	87%

	
	K/L
	42
	37
	88%

	
	Sub-total
	237
	188
	79%

	Eastern
	M/N/N1
	82
	31
	38%

	
	O
	36
	28
	78%

	
	P/Q
	66
	42
	64%

	
	Sub-total
	184
	101
	55%

	Total
	421
	289
	69%

	Houses

	Central
	Parcel 1B
	12
	12
	100%

	
	Parcel 1C
	16
	16
	100%

	
	Urban Houses
	9
	9
	100%

	Total
	37
	37
	100%

	Total residential parking

	Total
	
	458
	326
	71%



7.8.7	In summary:

· All 37 of the central houses would have 1 assigned car parking space each
· The remaining 289 residential spaces would result in an overall parking ratio for the apartments of 0.69 spaces per unit, although;
· The apartments to the eastern side of the site would have an average parking ratio of 0.55 spaces per unit, reflecting the best accessibility to public transport
· The apartments to the western side of the site would have an average parking ratio of 0.79 spaces per unit

There would also be additional visitor parking bays along Bridlington Road (14 spaces).

7.8.8	In support of these figures the Transport Assessment sets out that there is a link between the provision of car parking spaces, car use and traffic generation. A Transport for London (TfL) Research Report, ‘Residential Parking Provision in New Residential Developments’ (2012), surveyed over 800 residents in inner and outer London and concludes that there is a relationship between public transport accessibility and household car ownership, and that developments with more parking produce more car travel. For example, in areas with a high PTAL (Public Transport Accessibility Level) approximately 40% of households had up to 0.5 spaces per unit, in comparison to 50% for low PTAL properties, and approximately 50% of households had 0.51 to 1 parking space per unit, compared to 80% for low PTAL properties.

7.8.9	Furthermore there is also evidence that flatted development typically has lower car ownership and associated lower trip generation than equivalent houses. This evidence is based on the TfL study as well as research undertaken with regard to census data for the London Borough of Hounslow. Whilst located further into London and therefore not directly comparable to South Oxhey, Hounslow does have a number of disparate town centres and a wide range of housing tenure and size types and therefore provides a loose comparison. This census data suggests ‘that car ownership tends to increase in line with the number of rooms for both flats and houses and that flats have a lower car ownership than houses for all room and tenure types.’ 

7.8.10	The parking strategy has been developed to strike an appropriate balance between car ownership and the promotion of alternative forms of sustainable travel. This is a unique opportunity to deliver sustainable development in a highly accessible location, one benefitting not only from good transport links but also local retail, schools, community, leisure and health facilities, and one which will be particularly attractive to groups not looking to be reliant on the car.

7.8.11	South Oxhey Central is located adjacent to Carpenders Park Railway Station and local bus routes, and the development proposal includes provision of improved facilities and services including enhanced pedestrian links and shops. It is therefore considered to be well located in terms of local amenities and has high accessibility. 

7.8.12	The Transport Assessment also analyses existing local car ownership levels based on the 2011 census data. This demonstrates that the average parking ratio for the majority of the South Oxhey Central site is currently less than 0.75 cars per household.

The Transport Assessment goes on to state that ‘given that the development of the land at South Oxhey Central will be predominantly one and two bed flats, these levels of parking are generally higher than the car ownerships by flat size determined from analysis of the available Census data… it is therefore considered an appropriately balanced provision which will meet parking demands whilst encouraging more sustainable modes of travel, in accordance with planning policy.’

7.8.13	In terms of layout the illustrative parking strategy indicates that, in general, spaces would be located in close proximity to the residential block to which they relate, either in the form of a landscaped courtyard or undercroft parking. The apartments above the foodstore in Block P/Q would have allocated parking at first floor level within adjacent Parcel 1D. Whilst this is not ideal, as a worst case scenario this would be equivalent to a 1 minute walk based on typical average walking speed (the distance between the western edge of the parking block and eastern edge of Blocks P and Q being approximately 80 metres).  It is also acknowledged that this is a high density, mixed use town centre development where it is not possible to provide all residential parking below individual properties. The central houses in Parcels 1B and 1C would be different in nature and would have a space within their curtilage / to the frontage.  Full details would be resolved at reserved matters stage.

7.8.14	It is stated that parking spaces suitable for disabled users have been identified, and that covered and secure cycle parking would be provided in accordance with the required standards. The location of disabled parking bays and cycle parking would be determined at a later design stage.  The applicant has confirmed that disabled parking spaces would be retained and maintained as such. 

7.8.15	With regard to Parcel 1A, 59 car parking spaces are proposed for the 84 apartments. This equates to 0.7 spaces per unit. It is noted that 2 parking spaces are lost in Parcel 1A as a result of the relocated substation, but given that this only results in a reduction of 0.03% in the parking ratio for Parcel 1A and there would be no loss of parking overall (with an additional 2 spaces now proposed to serve Blocks D and D1 in Phase 2A), this is considered to be acceptable. 4 of the proposed 59 car parking spaces are shown to have the potential to be wider, thus indicating that these could be designated as disabled spaces. Cycle stores are to be provided within each of the blocks.

7.8.16	Allocation and management of the residential car parking spaces would be controlled via a Parking Management Strategy. The Transport Assessment makes reference to this, indicating that specific numbered parking spaces would be allocated to individual dwellings with a proportion of the 1 bed flats to be car free. 

7.8.17	While the development would not achieve indicative standards set out in Appendix 5 of the Development Management Policies LDD (adopted July 2013).  Appendix 5 acknowledges that in areas of high accessibility a reduction against standards may be appropriate and noting the character of the proposed development and area the level of parking is considered acceptable.

7.8.18	Commercial parking

With regard to the commercial aspects of the scheme, a total of 140 car parking spaces are proposed, as follows:

	Retail parking location
	No. of spaces

	Foodstore car park, Oxhey Drive
	62

	Prestwick Road, to front of Blocks O, P & Q
	44

	Station Approach car park
	34

	Total:
	140



7.8.19	The car parking requirement for a 1,754 sqm foodstore is 97 spaces. This element of the site lies within Parking Zone 2, therefore the figure can be reduced by up to 75% resulting in a minimum requirement of 24 spaces. 62 spaces are proposed specifically to serve the foodstore. This figure significantly exceeds the minimum requirement for a development of this nature in this zone and is considered to be an appropriate balance. 

7.8.20	The plans indicate that parking spaces serving the foodstore would be within a ‘lower deck’ in Parcel 1D, with vehicular access from Oxhey Drive and internal pedestrian access direct into the store. This arrangement is considered to be acceptable.  An informative is included to highlight the comments of the Crime Prevention Design Advisor in relation to the foodstore car park and to encourage that these are taken into consideration at reserved matters stage.

7.8.21	Other retail and town centre uses would total a maximum of 3,383 sqm. If these were all ‘other A1 retail’ units the requirement would be 135 car parking spaces, which can again be reduced due to the location of the site within Parking Zone 2 to a requirement of 34 spaces. It should be noted that the parking standard for A2 is lower and those of A3, A4 and A5 uses is higher so applying the A1 standard as an average is appropriate. 

7.8.22	A total of 78 car parking spaces are proposed to serve these other town centre units which exceeds the minimum number required (when applying A1 parking standards).  Although this element is in outline and exact uses are not known at this stage. 

7.8.23	For the proposed 5,137 sqm of commercial floorspace an overall ratio of 1 car parking space per 37 sqm would be achieved across the development. The Transport Assessment includes a survey of the existing ratio and parking demand. It is stated that there are 182 spaces serving the 8,356 sqm of existing floorspace, resulting in a ratio of 1 space per 46 sqm. As such the proposal would result in a relative increase in supply when compared to the ratio of existing spaces to floor area which would help to minimise the potential for inappropriate parking by town centres uses within the private residential areas.

7.8.24	The developer has also confirmed that the management plan could place appropriate restrictions on parking in retail designated spaces during the day to prevent misuse and commuter parking. 

7.8.25	There are some concerns in that the indicative 24 spaces in the market area to the front of Block O would be within the landscaped public realm and that when servicing/deliveries are taking place, or the market is on, there would be a conflict of uses. However, serving and deliveries would be controlled via the Delivery and Servicing Strategy and details of management of parking in this area would be controlled via a Parking Management Strategy. 

7.8.26	It is likely that publicly available visitor and non-residential spaces would be time limited during daytime hours i.e. 2 to 4 hours with no return, with no restrictions overnight to provide access to local services whilst avoiding additional and unmanaged commuter parking. 

7.8.27	Temporary construction parking

As the Bridlington Road Car Park is to be developed as part of Phase 1A, with the Station Approach Car Park to follow as part of Phase 1B, is proposed to provide 75 temporary public parking spaces throughout the construction period to ensure that there will be parking stock available for the retained (and new) uses. This would primarily consist of construction of a temporary car park on the eastern half of Henbury Gardens, to provide 53 spaces. This element is included in the detailed element of the scheme, as part of the development of Parcel 1A. As this area is to form public open space once the scheme is complete, it is important that appropriate controls are put in place to ensure that the temporary car park is removed and that landscaped open space is developed in accordance with the submitted landscaping plans (to be controlled by condition).

7.8.28	With regard to other temporary parking, Appendix I of the Transport Assessment is a plan indicatively showing possible locations for another 22 car parking spaces. It is likely that these would be within the new Henbury Place area, St Andrews Road or along Prestwick Road, in the proposed market area. A condition would be required requiring final details of temporary parking areas to be submitted for approval.

7.8.29	The submitted Construction Method Statement and Management Plan states that all site parking would be within the confines of the site, with no parking on the adjacent estate. A condition requiring a Construction Management Plan would secure further details of such parking.

7.8.30	Maylands Road, Hayling Road and Hallowes Crescent

With the proposed housing mix the car parking requirements and number of spaces proposed for each of the satellite sites is as follows:

	
	No. of spaces required
	No. of spaces proposed
	Shortfall in no. of spaces
	Comments

	Maylands Road
	51.25 spaces (36 assigned) – 42.25 of which for flats
	28
	23.25 (8 assigned)
	Whilst this represents a shortfall, the 4 bed houses would each have 2 spaces and the 24 apartments would have 1 space each (overall parking provision ratio of 1.08 per dwelling). 
There would be no additional visitor spaces.
The existing 8 spaces would be retained for general public use and are therefore not included as part of these calculations.
The layout is good, with most of the spaces within a central parking courtyard with good natural surveillance and the 4 bed houses each having 2 spaces to the frontage.

	Hayling Road
	18 spaces (16 assigned)
	16
	2 (0 assigned)
	The number of assigned spaces is met. Each dwelling would have 2 spaces which is considered to be sufficient (parking provision ratio of 2 per dwelling).
Parking spaces not all within the curtilage of the properties but to the frontage

	Hallowes Crescent
	45.5 spaces (30 assigned)
	27
	18.5 (3 assigned)
	Whilst this represents a shortfall, the 3 bed apartments would each have 2 spaces and the 1 and 2 bed apartments would have 1 space each, with 1 additional ‘visitor’ space (overall parking provision ratio of 1.23 per dwelling).
The spaces would be within a parking courtyard at the rear which would have good natural surveillance.
Adjacent to local shopping parade and bus routes.


 

7.8.31	Overall it is recognised that the number of proposed parking spaces at Maylands Road and Hallowes Crescent is below the indicative standards for Class C3 residential development.  However, as previously highlighted, South Oxhey is considered a sustainable location with good transport links, and thus a lower level of parking spaces is considered acceptable subject to appropriate allocation and management of the spaces which would be secured via condition.

7.8.32	It is also noted that the developer is willing to assist the local authority in any investigations they wish to pursue to improve parking in surrounding areas, reviewing existing informal use of grass verges, and working with Hertfordshire County Council highways to identify permanent parking locations and/or review where the opportunities allow for parallel kerb parking to be changed to perpendicular to increase the available parking spaces in these areas.  

7.9	Public Open Space and Children’s Play Space

7.9.1	Policy PSP2 of the Core Strategy states that development in Key Centres will improve the quality of and access to children’s play space in South Oxhey.

7.9.2	Policy DM11 of the Development Management Policies LDD states that in order to ensure that new residential developments do not exacerbate deficiencies in open and children’s play space developments of 25 or more dwellings or over 0.6ha should make on site provision for open space and play space (10% of site area to be open space and 2% formal equipped play facilities. Developments of less than 25 dwellings or 0.6ha which cannot provide sufficient open space within the site should contribute to improving access to or the quality of open / play space in the locality.

7.9.3	Policy CP9 of the Core Strategy states that the Council will seek a net gain in the quality and quantity of green infrastructure, through the protection an enhancement of assets and provision of new green spaces.

7.9.4	South Oxhey Central, including Parcel 1A

Due to the nature of the development and the need to re-provide high-density housing the opportunity to design high quality, green public open space and public areas to embrace social inclusion should be maximised.  It is recognised that the existing site includes little green space. The pedestrian precinct within the shopping area is, however, an important civic space for the community and businesses, with a market held in the precinct and along Bridlington Road on Thursdays. 

7.9.5	The Landscape Illustrative Masterplan and Design and Access Statement indicate the following:

· Redevelopment of Henbury Gardens to incorporate a new play area, tree planting and seating
· Creation of a new public space, Henbury Place, providing a pedestrian and cycle link between the east and west elements of the development and assisting in linking Henbury Gardens with the wider site
· Provision of a new market area 
· Shared surface hard landscaping to create a more pedestrian friendly environment and to enhance flexibility of use
· Redevelopment of Station Approach to incorporate mobile retail units, seating and new tree planting
· Street tree planting

7.9.6	The Planning Statement suggests that Henbury Gardens, Henbury Place and the flexible spaces available for community events would achieve 21% open space overall, although arguably the multi-function civic space to the front of Block O and part of Station Square should be excluded in that these areas include parking and delivery/servicing/vehicular movement areas. That said, the proposal would still exceed the Policy DM11 requirement for open space. 

7.9.7	Henbury Gardens, Henbury Place, Market Place and part of Station Square would provide useable areas of public open space. Henbury Gardens would be a green community park with play area to the western element. This forms part of the outline proposal, although an indicative layout has been provided. The Leisure Manager is supportive of this proposal for play and informal recreation, and has provided comments relating to its design which would be considered as part of a reserved matters application.  

7.9.8	The eastern side of Henbury Gardens is submitted in detail, forming part of Phase 1A. This is to include grass, tree and shrub planting (with the existing tree being retained), civic space, pathways and benches. As a temporary situation this eastern element is to be used for temporary parking, as described previously. Once permanent public parking is developed, the temporary parking would be removed and the space upgraded to a park.

7.9.9	Henbury Place is also submitted in detail as part of Parcel 1A.  This would be green in part, with grass, tree and shrub planting, pedestrian paved areas and benches. This would provide an area for informal recreation and would provide a link through to Henbury Gardens. There would be a minor vehicular access to the northern element to provide access to the proposed apartments to the north. Exact details of the design would be controlled by condition.

7.9.10	Residents and visitors would be required to cross Henbury Way to access Henbury Gardens community park and play area.  Henbury Way is a narrow road (approximately 5 metres in width), which is lightly trafficked.  The forecast future flows for this road are in the region of 50-60 vehicles per hour two-way during the peak hours following completion of the development and are therefore considered unlikely to have significant impact on pedestrian activity.  For this reason, whilst it has been considered by the applicant, Henbury Way has not been identified as requiring a dedicated pedestrian crossing facility.  It is also recognised that a signalised crossing could be difficult to site, given the need to ensure suitable visibility for vehicles turning out of Henbury Place and the Erskine House parking court. Any crossing would therefore not provide a direct connection between Henbury Gardens and Henbury Place.  An uncontrolled crossing (tactile paving / drop-kerbs) is also likely to have similar issues given where it could be located.  Any crossing may require the footway on the Henbury Gardens side of the carriageway to be widened and providing a crossing may have a knock on impact on existing parking that takes place on Henbury Way.  

7.9.11	HCC Public Health are supportive of the proposals and acknowledge that access to high quality open spaces can make an important contribution to the health and well-being of communities.  The amenity spaces proposed would be clearly delineated as either public or private spaces, with the public spaces designed to maximise inclusion and accessibility.  The scheme includes a number of character areas, themselves split  into blocks to provide increased permeability and encourage a walkable neighbourhood.  Green open spaces would be largely soft landscaped.  The civic spaces and pedestrian linkages would be largely hard landscaped surfaces, with careful consideration of materials and street furniture to enhance the spaces.  The management of public spaces would be achieved by appropriate conditions.

7.9.12	The Prestwick Road frontage is to consist of hardstanding, although the Landscape Illustrative Masterplan shows a green buffer strip to the road as well as tree planting which would help to soften the appearance of this urban development.  Street planting is also proposed in Station Square.

7.9.13	Market Place would provide a space for public events and street markets which is welcomed. Although it could be argued that the market area would be less pedestrian friendly than the existing precinct in that it would be adjacent to a busy road, there would be a substantial setback from Prestwick Road and railings could be installed adjacent to the road to help alleviate highway safety concerns. It is also recognised that the design of this space would allow an enhanced connection to the station. 

7.9.14	The Design and Access Statement includes an outline Management Plan. Adoption and maintenance of the public areas of open and play space along with all areas of communal open space is important, as identified by Members at February Committee, and would be controlled by conditions which would include submission of a full Management Plan for approval. The Highways Officer has previously confirmed that adoption/maintenance of street trees would be negotiated as part of the Section 38 adoption process.

7.9.15	Overall it is considered that the proposal would result in a significant uplift in the quality of the public realm and public open space throughout South Oxhey Central. Whilst green open space would remain relatively limited, it is recognised that the area is already well served by public open spaces which include Pond Wood County Wildlife Site, South Oxhey Playing Fields, Oxhey Woods and a play area at Lincoln Drive, all within walking distance. 

	7.9.16	Maylands Road, Hayling Road and Hallowes Cresecent

	26 units are proposed at Maylands Road, the majority of which are apartments, therefore 10% of the site area should ideally be dedicated as public open space. Around 275 sqm of the site would constitute communal / public open space, in addition to private amenity areas. These open space areas equate to 10% of the site area. The proposal therefore meets this policy requirement in terms of open space, which is particularly important given the loss of the existing amenity land and density of development proposed.

7.9.17	Due to loss of the existing play area the Site Allocations LDD requires development of the Maylands Road site to include reprovision of a play area on the corner of Moortown Road and Northwick Road. A new play area has already been installed at Moortown Road; the Leisure Development Manager has confirmed that this was installed to replace the play area removed at Otley Way. This new play area is only 120m from the Maylands Road site and therefore would serve this new development.

7.9.18	Due to the size of the sites, there is no requirement for any public open space or play space to be provided on site at Hayling Road and Hallowes Crescent. These sites are relatively well served by existing open space, with South Oxhey Playing Fields and Oxhey Woods within walking distance.

7.10	Trees and Landscaping

7.10.1		Policy DM6 of the Development Management Policies LDD states that development proposals should:

· be submitted with landscaping proposals which seek to retain trees and other important landscape and nature conservation features
· include landscaping proposals with new trees and other planting to enhance the landscape of the site and its surroundings
· seek to retain as many trees and hedgerows as possible
· demonstrate that existing trees and hedgerows will be safeguarded and managed during and after development in accordance with the relevant British Standards
· be designed in such a way as to allow trees and hedgerows to grow to maturity without causing undue problems of visibility, shading or damage
· include suitable replacement planting where the felling of a tree or removal of a hedgerow is permitted. 

7.10.2	Policy DM7 refers to landscape character, stating that the Council will require all development proposals to make a positive contribution to the surrounding landscape.

7.10.3	Policy DM12 states that development shall be adequately landscaped and designed to retain, enhance or improve important existing natural features; landscaping should reflect the surrounding landscape of the area and where appropriate integrate with adjoining networks of green open spaces.

7.10.4	Policy CP12 of the Core Strategy identifies that developments should be adequately landscaped and designed to retain, enhance or improve important natural features. It requires landscaping proposals to reflect the surrounding landscape of the area. 

7.10.5	The NPPF states (paragraph 118) that planning permission should be refused for development resulting in the loss or deterioration of irreplaceable habitats, including ancient woodland and the loss of aged or veteran trees found outside ancient woodland, unless the need for, and benefits of, the development in that location clearly outweigh the loss.

7.10.6	South Oxhey Central, including Phase 1A

South Oxhey Central contains three protected trees to the front of The Ox in Bridlington Road, namely a mature Scots Pine and two Lime trees. There is another significant Red Chestnut maintained by Three Rivers adjacent to the bus stop on Fairfield Avenue. The submitted Tree Survey identifies a total of 34 trees on this site, 23 of which are identified as Category B trees which means that they are considered to be of moderate quality and value, but do make a contribution to the visual amenity of the area. All but two of the 34 trees are proposed to be removed from the site, including the three protected trees.

7.10.7	Whilst it would be desirable to retain more trees within the development area, in order to deliver the community benefits of the scheme in the most efficient manner it is necessary to remove them. A comprehensive replanting scheme is proposed which it is stated would include ‘high quality tree planting’. The Principal Landscape Officer has commented that a number of the replacement trees would be semi mature but would not establish for a number of years. However, smaller trees are more likely to establish and when considering the scheme as a whole, it is considered that the overall community benefit would outweigh the short-term impact of the loss of the majority of the existing trees. It should also be noted that this element is in outline therefore full details of replanting and landscaping would be considered at a later stage.

7.10.8	A condition would be required relating to full details of planting for the Phase 1A detailed elements as well as tree protection measures for the existing Cherry tree at Henbury Gardens. 

	7.10.9	Maylands Road, Hayling Road and Hallowes Crescent

	There are two very significant Oak trees on the Maylands Road site. It is proposed to remove T1 (Category A), the most significant tree in order to facilitate the proposed development, to retain the slightly smaller T2 tree (Category B) as well as two small (Category C) trees. None of these trees are protected by a TPO. Whilst it is acknowledged that the loss of the significant Oak tree would have an immediate impact on the visual amenity of the local area, as noted below, this would be mitigated in the longer term by appropriate replacement planting.  It is also noted that the applicant has explored various options but it has not been possible to design a scheme that can incorporate the retention of this tree. The Planning Statement states:

7.10.10	‘In this context the design team has gone at lengths to explore all possible options for retaining the Oak tree; however this exercise demonstrated that it is not possible to retain the tree without affecting the quality of the new homes, adversely impacting on neighbouring amenity from overshadowing, and preventing sufficient car parking being provided for the new residents to avoid impacts on the parking availability on local streets. As such, we conclude that the wider regeneration benefits of the housing development at Maylands Road outweigh the loss of the tree’.

7.10.11	It is proposed to plant four replacement trees to mitigate the impact of loss of the Oak.  It is likely that these would constitute a semi-mature English Oak and three semi-mature Hornbeams, one of which would be located beyond the boundary of the site, to the junction of Ballater Close and Ferndown Road.  These would not be established, mature trees, but would result in an overall net gain and this, along with retention of the T2 Oak, is considered to be acceptable to the Principal Landscape Officer. 

7.10.12	There are no existing trees within the boundaries of the other two sites. At Hayling Road there is a single tree to the north of the site which is quite a poor specimen, located within the highway. This is proposed to be removed. Planting is proposed in the form of two new semi-mature Hornbeam trees to the south west corner of the site. At Hallowes Crescent the most significant tree is a Hornbeam which is situated to the front of the site, within the highway verge along Hayling Road. This is to be retained and will require adequate protection. There is also a smaller tree beyond the south western boundary which is to be removed; there is no objection to this. Six new trees are to be planted to include semi-mature species of Silver Birch, Hornbeam, Sweet Cherry and Whitebeam. Landscaping conditions are suggested.
 
7.11	Leisure Facilities

7.11.1	Policy DM11 states that for new residential development of 25 or more dwellings, contributions will be sought towards the provision or enhancement of local sports facilities where a need is demonstrated to have arisen from the development concerned and there are inadequate local facilities. 

7.11.2	Sport England have commented that for proposals of more than 300 additional residential dwellings, if existing sports facilities do not have the capacity to absorb that additional demand, new sports facilities should be secured and delivered in accordance with local planning policy.

7.11.3	The Leisure Development Manager has previously confirmed that contributions would not be sought towards local sports facilities in this instance. Aside from this development proposal, it is noted that a pre-application was recently submitted for provision of new leisure facilities including a swimming pool at The Centre on Gosforth Lane. Any subsequent planning application for this site will be considered separately and on its own planning merits.

7.12	Ecology

7.12.1	Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity. This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive.

7.12.2	The protection of biodiversity and protected species is a material planning consideration in the assessment of applications in accordance with Policy CP9 of the Core Strategy and Policy DM6 of the Development Management Policies LDD. National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where protected species may be affected, prior to determination of a planning application. 

7.12.3	The application is accompanied by a Biodiversity Checklist and Phase 1 Habitat Survey and Bat Survey. These surveys make up a Preliminary Ecology Appraisal (PEA) which consists of two elements; a desk study and a field study. 

7.12.4	The sites are located within an urban area and no evidence was found that any of the four sites support protected or otherwise notable species, nor were any notable or diverse habitats recorded as being present. Some of the buildings have potential to support bats although given the disturbed nature of the environs and the lack of feeding in the vicinity, this was considered unlikely. The Bat Survey confirms this, with no bat activity found on any of the four sites.

7.12.5	Herts Ecology hold no specific ecological records for the sites and have no reason to disagree with the conclusions within the PEA. Immediately beyond though lie extensive areas of woodland with open access, some of ancient origin. Almost all are protected as Local Wildlife Sites (LWS) and include Oxhey Woods Local Nature Reserve (LNR). Elsewhere, areas of open grassland are identified as Ecosites and represent sites of very local ecological interest. However, it is not anticipated that any protected areas or protected species would be affected by the proposed development. 

7.12.6	The biodiversity strategy set out in the PEA, allied with various supporting documents, identifies reasonable efforts to embed biodiversity into the overall design. The utilisation of native species, and the incorporation of meadows, brown roofs and both bird and bat boxes within the design is welcomed. Together, these modest measures would help enable the proposed development to make a contribution towards achieving biodiversity gain as encouraged by the NPPF; the implementation of all these measures must be secured by a condition.

7.12.7	With developments of this scale, it is possible that breeding birds are nesting within the fabric of those buildings scheduled for demolition. An informative is suggested. 

7.13	Sustainability

7.13.1	Policy CP1 of the Core Strategy requires all applications for new residential development to be accompanied by a C-Plan Energy and Sustainability Statement demonstrating the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals and the expected carbon emissions. 

7.13.2	Policy DM4 of the Development Management Policies LDD requires that development must produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability. It also states that from 2016 new residential development should meet a zero carbon standard, as defined by central Government. However, the Government has recently announced that it does not intend to proceed with the zero carbon Allowable Solutions carbon offsetting scheme, or the proposed 2016 increase in on-site energy efficiency standards, at this stage. As such a C-Plan Energy and Sustainability Statement (or appropriate equivalent) should demonstrate that the policy requirement for a 5% reduction over the 2013 Building Regulations is met, or ideally exceeded, for the detailed elements of the scheme.

7.13.3	Policy CP12 of the Core Strategy relates to the design of development and states that development proposals should use innovative design to reduce energy and waste and optimise the potential of the site and should ensure that buildings and spaces are, wherever possible, orientated to gain benefit from sunlight and passive solar energy.

7.13.4	The application is accompanied by an online C-Plan submission, as well as a C-Plan Energy Statement document and Sustainability Statement document. The C-Plan Energy Statement provides an explanation of the online assessment, as due to the scale of the proposal and hybrid nature of the application it is not easy to identify the reasoning behind the inputs used in the C-Plan calculation. 

7.13.5	In summary, energy efficiency measures are proposed, which are to include construction using high performance building fabric and insulation measures, low energy light fittings and high efficiency combi gas boilers. This is to be supplemented by the provision of PV panels to one of the buildings within South Oxhey Central. The Design and Access Statement outlines some options for locations of these panels on flat roofed buildings; as these elements of the proposal are in outline full details of renewable energy measures on these buildings would be considered at reserved matters stage. 

7.13.6	Overall the C-Plan Energy Statement suggests that a 10% reduction in CO2 emissions would be achieved over the Building Regulations baseline. The policy requirement is therefore met.

7.13.7	Other aspects of sustainability, including waste and recycling, pollution, biodiversity and drainage are discussed elsewhere in this report.

7.14	Waste and Minerals

7.14.1	Policy DM10 of the Development Management Policies LDD states that new development should reduce the amount of waste generated, including reusing materials wherever possible as part of construction. Regard should also be had to the adopted Hertfordshire County Council Waste Core Strategy and Development Management Policies Development Plan Document 2012 as well as the National Planning Policy for Waste (2014).

7.14.2	The submitted Outline Site Waste Management Plan (SWMP) provides an estimate of the amount of site waste that would be produced. The document refers to the consideration of waste reduction and prevention principles throughout the construction to minimise waste and encourage reuse and recycling wherever possible. Detailed information would need to be provided within a final SWMP as to how this would be achieved for both demolition and construction stages. 

7.14.3	With regard to the Outline SWMP the HCC Minerals and Waste Officer has commented:

‘The document produced using WRAP’s SWMP lite tool provides a significant amount of estimated waste arisings. As would be expected, the waste is broken down by type with the relevant European Waste Catalogue code. What is clear and encouraging from the SWMP is that it has been set up to allow for a comparison between the estimated and actual waste arisings with waste management actions taken. Diversion from landfill for the project has a target of 61% which can be assessed upon completion. It is expected that any explanation of deviation from the plan is set out within the lessons learned section including cost savings achieved by implementing the plan which can be employed on future projects. 

I would suggest that the full SWMP includes additional information in respect of identifying the client, contractors and the cost of the project. The plan should include the persons responsible for removing the waste and its destination. In addition it would benefit from an explanation with regards to any action taken in the design of the development which involved minimising the quantity of waste on site before the drafting of the SWMP took place. A declaration that the client and the contractor will comply with the requirements of the Duty of Care that materials will be handles efficiently and waste managed appropriately is also a requirement under Section 34 of the Environmental Protection Act 1990 and Environmental Protection (Duty of Care) Regulations 1991. 

To ensure that this document is effective, there needs to be a commitment set out to update the document throughout the development. A section added regarding training of workers on site to ensure they are familiar with the requirements of the SWMP is suggested to be worthwhile. ‘

	A condition is therefore suggested requiring submission of a full SWMP.

7.14.4	In terms of waste generated during occupation, the proposed development would benefit from recycling collection facilities being provided on the site for all uses. The Environmental Protection Officer has not raised any objections to the location and extent of the proposed bin stores (subject to potential parking restrictions at Hallowes Crescent).

7.14.5	The Hallowes Crescent and Hayling Road sites are located within Area of Search A for Organic Waste Recovery and South Oxhey Central is located adjacent to it. This broad area has been identified by HCC as having a requirement for composting or other organic waste recovery facility to provide additional capacity. Whilst this designation is unlikely to directly impact upon the proposal, developers should be mindful of the intention for the provision of such a facility to be sited within the area. 

7.14.6	In terms of mineral matters, South Oxhey Central and the peripheral sites are located within the sand and gravel belt. However, there are unlikely to be significant mineral deposits within the sites in question. 

7.15	Flooding and Drainage

7.15.1	Policy CP1 of the Core Strategy states that there is a need to avoid development in areas at risk from flooding and to minimise flood risk through the use of Sustainable Drainage Systems (SuDS). Since April 2015, SuDs are a compulsory requirement for all major development. Policy CP12 of the Core Strategy states that resilience should be built into a site’s design taking into account climate change.

7.15.2	Policy DM8 of the Development Management Policies LDD states that development will only be permitted where it would not be subject to unacceptable risk of flooding, and would not unacceptably exacerbate risk of flooding elsewhere. It states that there must be sufficient surface water drainage

7.15.3	All four sites lie within Flood Zone 1, which is the zone with least risk (1 in 1000 year probability of fluvial flooding). South Oxhey Central has an area greater than 1 ha. The NPPF specifies (footnote 20) that:

‘A site-specific flood risk assessment is required for proposals of 1 hectare or greater in Flood Zone 1; all proposals for new development (including minor development and change of use) in Flood Zones 2 and 3, or in an area within Flood Zone 1 which has critical drainage problems (as notified to the local planning authority by the Environment Agency); and where proposed development or a change of use to a more vulnerable class may be subject to other sources of flooding.’

7.15.4	As such the hybrid application is accompanied by a Flood Risk Assessment (FRA) and a Drainage Strategy. It is concluded that the main site has a low overall risk of flooding and that surface water drainage is currently managed through the Thames Water drainage network, with separate foul and surface water systems. It is stated that the new development would be piped into the existing Thames Water system, with SuDS attenuation to accommodate the remaining storage of a 1:100 year rainfall event. SuDS attenuation measures are proposed to include:

· Tanked permeable paving systems, for example, for private forecourt areas
· Aquacell attenuation cells (geotextile wrapped attenuation cells) within private car parks and forecourts
· Flow control chambers (flow restriction devices to slow runoff rates)
· Car park controlled flood management (ponding within permaneable car park areas for storm events greater than 1:100 year + 30%)

7.15.5	The land at Maylands Road, Hayling Road and Hallowes Crescent is also managed by the existing Thames Water drainage network, and it is stated that the existing networks of surface and foul water have sufficient capacity to cater for the existing and proposed developments. HCC Flood Risk Management Team has asked for confirmation of this at the Maylands Road site to ensure that there is sufficient capacity in the system; Thames Water have commented that:

‘Thames Water would advise that with regard to sewerage infrastructure capacity, we would not have any objection’.

7.15.6	The HCC Flood Risk Management Team initially objected to the scheme on the basis that the FRA does not comply with requirements of the NPPG. They requested the following information:

1. Demonstration, through submission of supporting calculations, that the proposed drainage schemes ensure that no flooding takes place during any rainfall event up to the 1 in 30 year event and that the site can cater for all rainfall events up to the 1 in 100 year event plus 30% climate change allowance.
2. Proposed attenuation volumes at each site, including estimations for the outline elements.
3. Drainage scheme calculations based on the total area of the sites, as the proposed attenuation volumes seem to have been calculated taking into account only the impermeable area to be developed in each site.
4. Use of an above ground SuDS management train. Brown roofs and permeable pavements are included in the drainage scheme, however, the proposed drainage strategy for the central site relies heavily on underground attenuation, which is the least sustainable solution.

7.15.7	In response the agent has submitted further justification and information. HCC Flood Risk Management Team have now removed their objection, subject to conditions. It should be noted that suitable maintenance and adoption arrangements must be made for all SuDS schemes.

7.15.8	With regard to South Oxhey Central, Thames Water has advised that initial investigations suggest that the sewer network downstream of the site may be approaching capacity. Consequently Thames Water have requested a holistic Foul Water Impact study be undertaken. The submitted Foul Sewerage Assessment states that the developer has commissioned an impact study to be carried out, but this will take up to 30 weeks to complete. If it is found that the proposed development would lead to overloading of existing infrastructure the existing network would need to be upgraded. 

7.16	Contamination

7.16.1	Policy CP1 of the Core Strategy states that there is a need to manage and reduce risk of and from pollution in relation to quality of land, air and water and dealing with land contamination. Policy DM8 of the Development Management Policies LDD and that development must protect the quantity and quality of surface and groundwater resources from aquatic pollution. Policy DM9 refers to contamination and pollution control. 

7.16.2	The application is accompanied by a Land Contamination Assessment for each of the four sites and a Preliminary Ground Water Risk Assessment. The site is located within an area of a Minor Aquifer but no groundwater was encountered during the soils investigation exploratory works. The Environment Agency has stated that the reports do not suggest any signs of major contamination. The Environmental Health Officer has also not raised any issues. 

7.16.3	However, it is recommended that further site investigation work is carried out at South Oxhey Central to ascertain the deeper ground conditions below the site to allow piling design to take place for the structures of four storeys or more, comprising a series of boreholes. Following demolition of the existing structures, a post demolition contamination survey should also be undertaken, comprising a series of excavated trial pits along with further contamination testing and analysis. This would be controlled by condition. 

7.17	Air Quality

7.17.1	Policy DM9 of the Development Management Policies LDD refers to contamination and pollution control. It states that development will not be permitted where it would have an adverse impact on air pollution levels or would be subject to unacceptable levels of air pollutants or disturbance from existing pollutant sources.

7.17.2	The NPPG states that ‘Whether or not air quality is relevant to a planning decision will depend on the proposed development and its location. Concerns could arise if the development is likely to generate air quality impact in an area where air quality is known to be poor.’ 

7.17.3	The NPPG goes on to state that considerations for deciding whether air quality is relevant to a planning application include whether the development would significantly affect traffic in the immediate vicinity; would expose people to existing sources of air pollutants; would give rise to potentially unacceptable impact (such as dust) during construction for nearby sensitive locations; or would affect biodiversity. 

7.17.4	The submitted Air Quality Assessment refers to local air quality review and assessment work undertaken by the Council in recent years, which indicates that national air quality objectives are unlikely to be exceeded in the vicinity of the proposed development. In addition, the net change in traffic flows as a result of the development is anticipated to be relatively minor, suggesting that there is unlikely to be any significant effect on local air quality as a result of increased road traffic emissions.

7.17.5	However, in order to confirm that significant air quality effects are unlikely to occur an Air Quality Screening Assessment has been undertaken. The results of this assessment are summarised as follows:

· A review of baseline conditions indicates that national air quality objectives are likely to be achieved, therefore the introduction of new exposure to pollution as a result of the proposed development is not significant.
· The proposed development does not meet any of the relevant Environmental Protection UK / Institute of Air Quality Management criteria, therefore there is no requirement to carry out an air quality assessment for the impact of the development on the local area and the impacts can be considered as having an insignificant effect.
· A qualitative Construction Dust Assessment undertaken indicates that mitigation is required to control dust emissions during the construction phase. Such mitigation measures are outlined in Appendix D of the Air Quality Assessment and include development and implementation of a Dust Management Plan, appropriate site management and maintenance and regular site inspections. 

7.17.6	The Environmental Health Officer has confirmed that these conclusions are expected. Therefore, subject to a condition requiring mitigation measures to control dust emissions during construction, it is considered that the proposal would not result in any significant impact on air quality. 

7.17.7	It is noted that the submitted Construction Method Statement and Management Plan makes reference to an Environmental Health and Safety Plan being prepared prior to the commencement of any site works, and that measures will include proposals for restricting dust and debris.

7.18	Noise Pollution

7.18.1	Policy DM9 of the Development Management Policies LDD states that development will not be permitted where it would have an adverse impact on the acoustic environment of existing or planned development, would have an unacceptable impact on countryside areas of tranquillity, or would be subject to unacceptable noise levels or disturbance from existing noise sources whether irregular or not. Reference is made to Appendix 4 which sets out noise exposure categories for residential development.

7.18.2	Paragraph 123 of the NPPF states:

‘Planning policies and decisions should aim to: 
● avoid noise from giving rise to significant adverse impacts on health and quality of life as a result of new development; 
● mitigate and reduce to a minimum other adverse impacts on health and quality of life arising from noise from new development, including through the use of conditions; 
● recognise that development will often create some noise and existing businesses wanting to develop in continuance of their business should not have unreasonable restrictions put on them because of changes in nearby land uses since they were established; and 
● identify and protect areas of tranquillity which have remained relatively undisturbed by noise and are prized for their recreational and amenity value for this reason.’

7.18.3	The application is accompanied by a Noise Impact Assessment. This includes the results of Noise Surveys undertaken at all four development sites. It was observed that the dominant source of noise affecting the sites is road traffic from the surrounding roads. The document concludes that each parcel of land is suitable for residential development, but recommends the following glazing and ventilation configurations in order to achieve BS 8233:2014 internal ambient noise levels:

South Oxhey Central:

West boundary (Henbury Way): Standard thermal double glazing units (natural ventilation may be provided by a partially opened window).
East boundary (Prestwick Road): Acoustically enhanced double glazing units and alternative ventilation provision (e.g. acoustically attenuated trickle vents).
North boundary (Fairfield Avenue): Standard thermal double glazing units and alternative ventilation provision (e.g. acoustically attenuated trickle vents).
South boundary (Oxhey Drive): Standard thermal double glazing units and alternative ventilation provision (e.g. acoustically attenuated trickle vents).

Maylands Road, Hayling Road and Hallowes Crescent:

Standard thermal double glazing units and alternative ventilation provision (e.g. acoustically attenuated trickle vents).

7.18.4	It should be noted that these are only recommendations at this stage, and are subject to change as the design of the development progresses. The Environmental Health Officer has raised no objection to these proposals and it is understood that these requirements would be covered by Building Regulations.

7.19	Amenity and Pollution

7.19.1	Policy DM9 of the Development Management Policies LDD seeks to prevent polluting emissions to land, air and/or water by reason of disturbance, noise, light, smell, fumes, vibration, liquids, solids or other unless appropriate mitigation measures can be put in place.

7.19.2	Impact on air quality as a result of dust emissions and noise impact are discussed above.  With regard to the commercial element of the scheme such as premises likely to be occupied as restaurants or takeaways (Use Classes A3/A5), ventilation and odour controls should be designed into the units as opposed to having to retrofit external flues/shafts post construction. Sufficient ventilation must also be provided for the decked car parks.

7.19.3	These elements of the scheme are in outline, therefore such controls would be considered at reserved matters stage. However, it is noted that the submitted M&E Outline Design Report (including Ventilation and Extraction Details) does provide some information and states that ventilation design and installation would be in accordance with Part F of the Building Regulations and Domestic Ventilation Compliance Guide 2013, CIBSE guidelines, relevant British and European standards and industry and manufacturers’ recommendations.

7.20	Lighting

7.20.1	Policy CP12 of the Core Strategy relates to the design of development and states that development should make a clear distinction between public and private spaces and enhance the public realm. Policy DM9 of the Development Management Policies LDD states that lighting proposals should ensure that:

i) Proposed lighting schemes are the minimum required for public safety and security
ii) There is no unacceptable adverse impact on neighbouring or nearby properties
iii) There is no unacceptable adverse impact on the surrounding countryside
iv) There is no dazzling or distraction to road users including cyclists, equestrians and pedestrians
v) Road and footway lighting meets the Country Council’s adopted standard
vi) There is no unacceptably adverse impact on wildlife
vii) Proposals in the vicinity of habitats and habitat features important for wildlife ensure that the lighting scheme is sensitively designed.

7.20.2	The Design and Access Statement sets out lighting strategies, which include feature lighting for the areas of public open space at South Oxhey Central. It is stated that:

‘The lighting of the central area will provide a safe and coherent landscape in the evenings and at night. The lighting will provide a direction through the development and a visually attractive space for users.

Lighting will be sympathetic to the surrounding environment and neighbours. The locations and style will be focussed to accentuate the strong geometric grid, combined with coherent wayfinding elements. A detailed lighting strategy including all lighting locations and specification is subject to lux levels analysis, and Secure by Design requirements’.

7.20.3	The details for Parcel 1A suggest column lighting within the parking courtyard and two columns within Henbury Place, along with bollard lighting within this landscaped area and Henbury Gardens. The columns are to include cowelled fixtures to avoid any overspill into adjoining properties, and the bollards would be low level to light pedestrian pathways. A similar approach is proposed for the Maylands Road and Hallowes Crescent sites. At Hayling Road bollards are proposed only, to the site frontages.

7.20.4	With regard to these details the Environmental Health Officer has commented that the proposed lighting fixtures would prevent any overspill into neighbouring properties, thereby having no adverse impact, and the Crime Prevention Design Advisor is generally content with the proposals.

7.20.5	However, the Highways Officer has commented that the County Council do not generally adopt bollards, therefore any which would be within adopted highway land would need to be removed, and that the column lighting would need to be LED. Conditions would be attached to any consent regarding details of the future maintenance and management of the proposed streets as well as full details of lighting to be agreed.

7.21	Historic Environment

7.21.1	Policy DM3 of the Development Management Policies LDD states that development outside but near Conservation Area should not adversely affect the setting, character, appearance or views into or out of the Conservation Area. It also states that development should not adversely affect the character of Listed Buildings. Where an application site has the potential to include heritage assets with archaeological interest, development proposals must be accompanied by a desk-based assessment and potentially a field evaluation.

7.21.2	Policy CP12 of the Core Strategy relates to design of development and states that, in seeking a high standard of design, the Council will expect all development proposals to conserve and enhance natural and heritage assets. 

7.21.3	Section 12 of the NPPF deals specifically with conserving and enhancing the historic environment. It requires applicants to describe the significance of any heritage assets affected by a development proposed, including any contribution made by their setting. The NPPF states that the public benefits of development should be weighed against any harm, and in cases where it cannot be demonstrated that substantial harm or total loss is not outweighed by the public benefit, it directs the Local Planning Authority to refuse consent.

7.21.4	None of the four sites are located within a Conservation Area and none contain any Listed Buildings. Oxhey Hall Conservation Area is located approximately 350m north of the Hayling Road site and 700m north west of South Oxhey Central. Oxhey Hall, a Scheduled Monument and a Grade II* Listed Building, is located beyond this. Watford Heath Conservation Area is also located some 1.2km to the north of the Central site. The nearest Listed Building is Oxhey Chapel (All Saints Church, Grade II*) located on Gosforth Lane approximately 200m north west of the main site. An archaeological area lies to the west of all the sites.

7.21.5	It is not considered that the proposal would result in any significant impact on the character and appearance of the Conservation Areas or the setting of the Listed Buildings in the vicinity. View 01 in the Landscape and Visual Impact Assessment is taken from Hillcroft Crescent in the Oxhey Hall Conservation Area, where it is estimated that there would only be glimpsed views of the South Oxhey Central development, thereby having a ‘neutral’ impact.

7.21.6	The submitted Historic Environment Desk-Based Assessment identifies that there are no previously recorded heritage assets at any of the four sites. At South Oxhey Central the potential for previously unrecorded heritage assets to be found within the land is considered to be low due to its proximity to the railway line and the development of the post-war estate by London County Council in the late 1940s. The potential for prehistoric and Roman remains to be located here is also considered to be low. Evidence from these periods is largely concentrated around the river and in the more fertile areas to the north, and it is unlikely that such deposits would have survived below the current structures.

7.21.7	The Desk-Based Assessment identifies that the potential for previously unrecorded heritage assets to be found within the land at Maylands Road, Hayling Road and Hallowes Crescent is medium for the prehistoric and Roman periods. All three areas lie within the historic medieval and post-medieval parkland which was largely undeveloped. OS mapping of the area from 1956 shows that the three areas were not built on as part of the construction of the estate in the late 1940s. As a result the Desk-Based Assessment concludes that there is a potential that archaeological deposits from the prehistoric and Roman periods could survive in these areas, and a recommendation is made for further work to be carried out. 

7.21.8	However, the Archaeology Officer has commented that the Desk-Based Assessment is well researched and presented, but that the recommendations for work are not justified from the potential identified. He continues to say that;

‘Further consultation of the development plans suggest that the sites all have a low potential for surviving remains to be present. Section drawings through the sites suggest ground reduction or truncation has occurred either from development or by deliberate landscaping in the 20th century. All four sites have a relatively low potential in any case and as such the developments are unlikely to impact on any significant heritage assets. Further work by evaluation or watching brief is therefore hard to justify in this case.’

7.21.9	As such it is not considered appropriate to attach an archaeological condition in this instance.

7.22	Impact to Railway

7.22.1	Due to the proximity of the railway, London Underground and Network Rail were consulted as part of the application. London Underground Infrastructure Protection have confirmed that they have no comment to make. 

7.22.2	Network Rail have stated that safe access to the railway needs to be maintained at all times and that there must be no physical encroachment onto Network Rail land. They have also requested a financial contribution to replace a skylight in the subway which is currently leaking water. However, it is not considered that this is directly related to the development proposal and it is therefore not considered appropriate to request this at this time.

7.22.3	With regard to Network Rail assets, a Risk Assessment and Method Statement (RAMS) must be submitted for all works to be undertaken within 10m of the railway, including the erection of scaffolding. If vibro-compaction machinery / piling machinery or piling and ground treatment works are to be undertaken as part of the development, details of the use of such machinery and a Method Statement would be required to be submitted for approval to ensure that there is no destabilising or other impact to the railway.

7.22.4	Further advice is given regarding the use of cranes and plant; demolition (including a request for a condition relating to a Demolition Methodology Statement); drainage (soakaways must not be constructed within 20m of Network Rail land, and both surface water and foul water drainage must be directed away from the boundary); ensuring there is a minimum gap of 2m between the buildings and structures on site and Network Rail boundary fencing; noise and vibration to surrounding residential properties, and; safety measures to prevent accidental vehicle incursion onto the railway. Suitable conditions and informatives would be attached to any planning permission.

7.23	CIL

7.23.1	The Three Rivers Community Infrastructure Levy (CIL) came into force on 1 April 2015. This is a charge on new developments for use towards infrastructure projects within the District. As set out in the adopted CIL Charging Schedule (February 2015), it has been judged on the basis of viability that there is a £nil charge for development in the area within which the application site is located (Zone C).

7.23.2	Furthermore the adopted CIL Regulation 123 List (February 2015) notes that the ‘South Oxhey Regeneration Scheme’ is not intended as a target for the use of CIL in relation to education, publicly accessible leisure and open space, healthcare facilities, other social and community facilities, and emergency services, on the basis that these will be ‘secured through s.106 or other alternative measures’. Provision of, and contributions towards, such facilities and services for the South Oxhey regeneration scheme must therefore be secured via a Section 106 Agreement or conditions as appropriate.

7.24	Planning Obligations	

7.24.1	Policy CP8 of the Core Strategy states that development should provide, or make adequate contribution towards, infrastructure and services to make a positive contribution to safeguarding or creating sustainable and linked communities, to offset the loss of any infrastructure through compensatory provision and to meet ongoing maintenance costs where appropriate. 

7.24.2	Policy CP4 of the Core Strategy provides the policy basis to seek to secure a proportion of dwellings to be provided as affordable housing. It seeks an overall provision of 45% which in most cases should be provided on site. It states that ‘in assessing affordable housing requirements including the amount, type and tenure mix, the Council will treat each case on its merits, taking into account site circumstances and financial viability’.

7.24.3	Planning obligations should only be used where it is not possible to address unacceptable impacts through a planning condition, and must meet all three of the following CIL Regulation 122 tests if they are to be treated as a reason to grant planning permission:

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

7.24.4	Any costs associated with planning obligations should be accounted for in any assessment of scheme viability and impact on the residual funding available for affordable housing is a consideration.

7.24.5	The CIL Regulations restrict the use of Section 106 obligations to secure the funding or provision of infrastructure which have been pooled on more than four occasions since April 2010. They also restrict the use of Section 106 obligations in relation to infrastructure items on the Council's Regulation 123 list. The absence of necessary mitigation may still be treated as a reason for refusal though, as long as there is clear evidence that the proposals would be unacceptable without such mitigation. 

7.24.6	As above, the Council's Regulation 123 list excludes the South Oxhey development and is clear that Section 106 is to be used to secure necessary mitigation. The County Council has also confirmed that it has not imposed pooled Section 106 contributions towards the specific projects noted below on more than four occasions since April 2010.  

7.24.7	Three Rivers requirements

Policy CP4 of the Core Strategy seeks an overall provision of around 45% of all new housing to be affordable and states that in assessing the affordable housing requirements that each case will be treated on its own merits taking into account site circumstances and financial viability. The proposal includes 96 affordable homes for Social Rent, which equates to 19% of the total number of proposed dwellings. This has been agreed as acceptable on the basis of viability and consideration of the benefits of the scheme as a whole. A planning condition will secure a minimum of 96 affordable units. The proposal therefore meets the requirements of Policy CP4.

7.24.8	It should also be noted that there is an opportunity for the Council to purchase additional units, likely to be Shared Ownership properties, using commuted sums. This could potentially result in an additional 21 affordable flats in Parcel 1A. The overall provision of affordable housing would then equate to 117 units or 23%.

7.24.9	Herts County Council (HCC) and health requirements

HCC Highways have confirmed that they will not be seeking any sustainable transport contributions given the high accessibility of the site. Any contributions towards highway works or street tree maintenance are likely to be negotiated as part of the Section 38 adoption process.

7.24.10	HCC Property Services and NHS England have requested financial contributions. These are set out in the table below, along with their justification for each request. It should be noted that reference is made to the HCC’s Planning Obligations Guidance – Toolkit for Hertfordshire (2008). This is currently being updated in light of the implementation of CIL and S106 pooling restrictions but is considered to be a reasonable starting point regarding necessary contributions that meet the relevant tests.

	Obligation sought
	Summary of evidence of need

	Nursery and childcare services
£76,065 towards new pre-school provision at St Joseph’s School (HCC)
	· HCC has a duty to secure sufficient free Early Education places for eligible families with 2, 3 and 4 year olds, and sufficient childcare places for children up to the age of 14 for working families. 
· Based on the proposed mix it is estimated that on the long term, an average of 2.5 nursery aged children may reside in the new development at any one time, with a peak of 6.2 nursery aged children. 
· It is estimated that an additional 77.3 children would need to be accommodated in local childcare services.
· There is currently a significant shortage of Early Education nursery places available for 2, 3 and 4 year olds in South Oxhey.
· Childcare is also assessed on the basis of Children Centre Areas, for which there is a shortage.
· Demand for Early Education would be accommodated via a new pre-school provision located at an existing primary school, St Joseph’s School.
· Using the Toolkit, required contributions would be £55,414 towards nursery services plus £17,651 towards childcare services
· HCC has confirmed that it has not pooled contributions towards St Joseph's School on more than 4 occasions since April 2010.


	Primary education £530,516 towards 1FE expansion of Woodhall Primary School (HCC)
	· Current primary education forecast for South Oxhey shows a sustained demand for school places with little or no capacity within existing provision. 
· Beyond the current forecast period, ONS projections for Three Rivers suggest primary pupil numbers will continue to rise. 
· A permanent expansion is required to accommodate the needs of the development 
· It is estimated that a long term average 19.7 primary school aged children will reside in this development at any point in time, with a peak of 53.1 primary school aged children
· HCC would look to provide a 1FE (30 places per year group) expansion to Woodhall Primary School
· Relevant contribution (proportionate, based on anticipated child yield from this proposal) would be £530,516. 
· HCC has confirmed that it has not pooled contributions towards Woodhall Primary School on more than 4 occasions since April 2010.


	Secondary education £166,034 towards creation of additional secondary school places at Rickmansworth School (HCC)
	· There is a deficit of secondary school provision in South Oxhey and the wider south-west area which includes Bushey and Rickmansworth
· It is estimated that on a long term average 12.5 secondary aged children will reside in this development at any point in time, with a peak of 49.3 children
· A financial contribution of £166,034  is sought towards secondary education services at Rickmansworth School
· Rickmansworth School admits children from the South Oxhey area and HCC support a project to expand provision at this school from 6.5 FE to 8 FE
· HCC has confirmed that it has not pooled contributions towards Rickmansworth School on more than 4 occasions since April 2010.


	Youth facilities £4,466 towards Phase 2 of Youth Connexions programme (HCC)
	· Whilst young people with the greatest need are targeted, most HCC youth work projects are accessible to all young people aged 13-19 and up to the age of 25 for young people with learning disabilities. Youth Connexions also supports young people leaving care up to the age of 21. 
· Additional users resulting from new development will increase the pressure on facilities thereby limiting service provision and affecting their usability and attractiveness to young people.  
· It is estimated that there will be an additional 36.3 young people to be accommodated locally by Youth Connexions
· A contribution towards youth services of £4,466 is sought broaden the range of facilities and offer a wider curriculum at South Oxhey Youth Centre
· HCC has confirmed that it has not pooled contributions towards South Oxhey Youth Centre on more than 4 occasions since April 2010.


	Library services £45,427 (HCC) towards improvements at South Oxhey Library
	· The County Council has a duty to provide a comprehensive and efficient library service, which needs to be updated.
· It is estimated that there will be an additional 181.7 library users. 
· A contribution towards library services is sought of £45,427 to increase public space and service provision in South Oxhey Library. 
· HCC has confirmed that it has not pooled contributions towards this library on more than 4 occasions since April 2010.


	Healthcare £240,849.70 towards expansion of existing South Oxhey GP surgeries (NHS England)
	· It is estimated that the development would result in an additional 931 patients
· The surgeries in South Oxhey are all already extremely constrained and there is no capacity to absorb additional patients
· The surgeries provide the standard hours of 08.00 to 18.30 and are providing extended evening and weekend consultation
· 931 registrations equates to just under half a full time GP but patients need to be treated by other clinical staff as well as the doctor, as well as a suitable check-in and waiting area
· There is also an impact on other NHS resources including community services
· A contribution of £240,849.70 is sought towards expansion of the existing South Oxhey GP surgeries along Oxhey Drive.
· NHS England has confirmed that it has not pooled contributions towards South Oxhey GP provision on more than 4 occasions since April 2010.


	Total contributions:
	
£1,063,357.70



7.24.11	Overall it is considered that these contributions are required to mitigate the direct impacts of the development, and therefore meet the statutory tests. The figures are calculated using the current HCC Toolkit and are based on the proposed net uplift in dwellings, with specific projects identified.

7.24.12	These requested contributions total £1,063,357.70. It is, however, recognised that viability is an issue and that the scheme needs to be considered as a whole, with the overall benefits of the regeneration scheme balanced against the need for affordable housing as well as the provision of local services and facilities. 

7.24.13	The independent viability assessment has concluded that, as it currently standards, the development would be viable with the proposed 19% affordable housing and an allowance of £965,763 for Section 106 contributions. Any increase in affordable housing (excluding that proposed separately using commuted sums) or Section 106 monies would render the scheme unviable.

7.24.14	As such it is apparent that, on the basis of viability at this time, an overall reduction in contributions must be achieved.  A reduction of all requested contributions by 9.2% would be in line with the overall figure of £965,763. The figures are set out in the list of proposed Heads of Terms below.  It is noted that these figures do not include indexation, however, because viability is an issue and because the sums are less than those requested by the County Council in accordance with their toolkit the usual indexation provisions stipulated by HCC to be set out in the S106 will have to reflect the viability position ie. that indexation will be applied from date of grant.

7.24.15	With regard to this approach, NHS England and HCC Property Services have confirmed that they are in agreement with the revised figures.  

7.24.16	HCC have also requested the provision of fire hydrants to be secured via a S106 Agreement, however, it is considered appropriate in line with TRDC current practice that this be secured by planning condition instead.

	7.24.17	Summary – Proposed Heads of Terms

	Financial contributions:

	Obligation
	Amount

	Nursery and childcare services
	£69,067.02

	Primary education
	£481,708.53

	Secondary education
	£150,758.87

	Youth facilities
	£4,055.13

	Library provision
	£41,247.72

	NHS England
	£218,691.53

	
	

	Total:
	£965,528.80



NB. These figures do not take indexation into account

	Other potential provisions:

	It is anticipated that phasing, provision of affordable housing and adoption and maintenance of public open space areas will be secured via planning conditions and will not form part of the S106 Agreement. 

7.25	Conclusion

	Whilst some individual elements of the proposal, taken in isolation, may not fully accord with TRDC policy or standards, the proposal requires assessment as a whole. Any shortfalls must be viewed in this context.  Overall the proposal is an opportunity for a substantial uplift of the South Oxhey area in accordance with the requirements of Policies PSPS2 and CP1 of the Core Strategy (adopted October 2011) and Policy SA6 of the Site Allocations Local Development Document (adopted November 2014) and is therefore recommended for approval.

8.		Recommendation

8.1	That the application be delegated to the DIRECTOR OF COMMUNITY & ENVIRONMENTAL SERVICES TO GRANT PLANNING PERMISSION subject to conditions / and subject to the completion of a Section 106 Agreement:
	
Detailed element

	D1	Time limits

The element of the development hereby permitted in detail as shown as Phase 1A on approved plan number 1275-O-262 B and Hallowes Crescent, Maylands Road and Hayling Road as shown on approved plan number 1275-O-155 B (Detailed Element) shall be begun before the expiration of three years from the date of this permission.

Reason: In pursuance of Section 92 of the Town and Country Planning Act 1990 and as amended by the Planning and Compulsory Purchase Act 2004

D2	Plan numbers

The Detailed Element shall be carried out in accordance with the approved plans as listed in the Plan Schedule b at Informative 15 below. 

	Reason:  In the interests of the visual amenities of the locality and residential amenity in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP6, CP7, CP8, CP9, CP10, CP12 and CP13 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12 and DM13 and Appendices 2, 4 and 5 of the Development Management Policies LDD (adopted July 2013) and Policies SA1, SA4 and SA6 and Sites H(25), H(26), H(28) and H(29) of the Site Allocations LDD (adopted November 2014).

D3	Heights

	The Detailed Element shall be built to the ground levels and heights as shown on the approved drawings. If the indicated existing heights and levels of the neighbouring properties should prove to be erroneous, then the heights of the proposed buildings as constructed shall be no higher than the relative height difference(s) between the heights of the neighbouring properties as shown on the approved drawings and the proposed buildings(s).

	Reason: To ensure that the proposed development is built to the heights relative to adjoining properties as shown on the approved drawings in the interests of visual amenity and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

D4		Materials

	The buildings and hard surface areas for the Detailed Element shall not be erected / constructed other than in accordance with the approved plan numbers as set out in condition D2. No Construction shall take place until the exact details and samples of these external materials have been submitted to and approved in writing by the Local Planning Authority for that Development Phase.  The development shall only be carried out in accordance with the approved details.  

	Reason: To prevent the development being constructed in inappropriate materials in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

D5	Boundary treatments 
	
	Details to include a plan showing the positions, design, materials and type of boundary treatments for the Detailed Element shall be submitted to and approved in writing by the Local Planning Authority prior to Construction.  The boundary treatments shall be erected prior to occupation of the relevant building in accordance with the details shown on the approved plans and shall be permanently maintained as such thereafter.

	Reason: To safeguard the visual amenities of neighbouring properties and the character of the locality in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

D6	Removal of PD

	Immediately following the implementation of the Detailed Element, notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) no development within the following Classes of Schedule 2 of the Order shall take place:

	Part 1

	Class A - enlargement, improvement or other alteration to the dwelling
	Class B - enlargement consisting of an addition to the roof
Class C - alteration to the roof
Class D - erection of a porch
Class E - provision of any building or enclosure
Class F - any hard surface

Part 2

Class A - erection, construction, maintenance or alteration of a gate, fence, wall or other means of enclosure.

No development of any of the above classes shall be constructed or placed anywhere in the Detailed Element.

Reason: To ensure adequate planning control over further development having regard to the limitations of the sites and neighbouring properties and in the interests of the visual amenities of the site and the area in general, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

D7	 Obscure glazing

	Before the first occupation of each of the following buildings in the Detailed Element, the following windows shall be fitted to that building with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed:

· Parcel 1A [as shown on plan 1275-D-1115 K]: First, second and third floor flank windows to Blocks G and G1 where these are secondary windows to the rooms that they serve andface rear elevations of other blocks
· Maylands Road [as shown on plan 1275-D-1100 P]: Western flank first floor bathroom window to house adjacent to 29 Ballater Close, western flank second floor bathroom window to southern block facing 34 Maylands Road
· Hallowes Crescent [as shown on plan 1275-D-1105 L]: Secondary bedroom windows to rear elevation of northern block

	The windows shall be permanently retained in that condition thereafter.

	Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
		
D8	Privacy screens - Maylands Road 

	Prior to first occupation of any buildings hereby permitted on the Maylands Road site, privacy screening shall be erected (as indicated on approved plan number 1275-D-1828 A) to the western elevation of the rear balconies and terraces of those buildings at first and second floor level, to a minimum height of 1.8m as measured from the surface of the balcony / terrace, in accordance with details to be firstly submitted to and approved in writing by the Local Planning Authority. The screening shall be retained and maintained as such thereafter.

	Reason: To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

D9	Refuse / recycling stores

	Provision for the storage and collection of refuse and recycling for each building in the Detailed Element shall be made in accordance with the details shown on approved plan numbers 1275-D-1105 L; 1275-D-1100 P; 1275-D-1110 E and 1275-D-1115 K prior to first occupation of that building.

	Reason: To ensure that satisfactory provision is made in the interests of residential and visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM10 and Appendix 2 of the Development Management Policies document (adopted July 2013).

D10	Car parking

	Car parking (including disabled bays) and turning spaces shall be constructed in accordance with either the details shown on approved plan numbers 1275-D-1105 L; 1275-D-1100 P; 1275-D-1110 E and 1275-D-1115 K prior to the first occupation of any part of the Detailed Element or, where a Phasing Plan has been agreed in writing by the Local Planning Authority, in accordance with such approved Phasing Plan. The minimum number of car parking spaces in either case shall be as follows:

	Parcel 1A: 59
	Maylands Road: 36 (including reprovision of the existing 8 bays which are to remain for general public use in perpetuity)
	Hayling Road: 16
	Hallowes Crescent: 27

	The parking and turning spaces shall thereafter be kept permanently available for the use of residents and visitors to the site.   	

	Reason: To ensure that adequate off-street parking and manoeuvring space is provided within the development so as not to prejudice the free flow of traffic and in the interests of highway safety in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).	

D11	Bicycle parking

	No part of the Detailed Element shall be occupied until secure bicycle parking/storage for the relevant part has been provided in accordance with the details shown on approved plan numbers 1275-D-1105 L; 1275-D-1100 P; 1275-D-1110 E; 1275-D-1115 K and 1275-D-1835 A. The bicycle parking shall be kept permanently available for the use of residents and visitors.

	Reason: In order to ensure bicycle parking facilities are provided and encourage use of sustainable modes of travel in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

D12	Landscaping - Maylands Road, Hayling Road and Hallowes Crescent

	The schemes of hard and soft landscaping for the development hereby permitted at Maylands Road, Hayling Road and Hallowes Crescent shown on approved plan numbers 3017-3001 A; 3017-4001 A and 3017-5001 A shall be implemented as follows:

	(a) All hard landscaping works required by such approved schemes shall be carried out and completed prior to the first occupation of the relevant development. 

	(b) All soft landscaping works required by such approved scheme shall be carried out in accordance with a programme to be agreed before each relevant development commences and shall be maintained thereafter (including the replacement of any trees or plants which within 5 years from the date of first occupation of each building die are removed or become seriously damaged or diseased, in the next planting season with others of a similar size or species).

	Reason: In the interests of visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

D13	Landscaping– Parcel 1A

	Notwithstanding the details shown on the approved plans, no Surface Infrastructure Works or Construction shall take place within Parcel 1A [shown on approved plan 1275-D-1115 K] until a scheme of hard and soft landscaping for Parcel 1A (incorporating Henbury Place and the eastern element of Henbury Gardens) has been submitted to and approved in writing by the Local Planning Authority, which shall include the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.

	With the exception of the eastern element of Henbury Gardens shown on plan 1275-O-151 B.

	All hard landscaping works required by the approved scheme shall be carried out and completed prior to the first occupation of the development hereby permitted. All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed in writing by the Local Planning Authority prior to first occupation and shall be maintained including the replacement of any trees or plants which within 5 years from the date of first occupation of each building die are removed or become seriously damaged or diseased in the next planting season with others of a similar size or species.

	Reason: In the interests of visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

D14	Tree protection

	No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the temporary car park at Henbury Gardens in Parcel 1A, at Maylands Road or Hallowes Crescent until the branch structure and trunks of all trees shown to be retained and their root systems have been protected from any damage during works, in accordance with a scheme to be firstly submitted to and approved in writing by the Local Planning Authority.

	The protective measures, including fencing, shall be undertaken in accordance with the approved scheme before any equipment, machinery or materials are brought on to the site for the purposes of the relevant development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those fenced areas shall not be altered, nor shall any excavation be made. No fires shall be lit or liquids disposed of within 10.0m of an area designated as being fenced off or otherwise protected in the approved scheme.

	Reason: This is a pre-commencement condition to ensure that existing trees are not affected during construction, in the interests of visual amenity and in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

D15	Flood mitigation and drainage

	The development hereby permitted in detail shall be carried out in accordance with the Flood Risk Assessment carried out by Brand Consulting dated December 2015 and the following mitigation measures as detailed within the Surface Water Drainage Strategy shall be implemented:

1. Surface water run-off generated by the critical storm events shall be limited so that it will not exceed the surface water run-off rate of 5 l/s during the 1 in 100 year event + climate change event. 
1. An attenuation volume of 400 m3 shall be provided to ensure no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change event. This is to be provided in permeable pavements and underground attenuation tanks as shown in drawing 11310/6012 included in section 14 of the Flood Risk Assessment dated December 2015. 
1. Confirmation shall be provided by Thames Water that the proposed connections to the surface water sewer network will be accepted at the discharge rate of 5 l/s.

The mitigation measures shall be fully implemented prior to occupation of each relevant Development Phase.

Details of how any SuDS (Sustainable Drainage Scheme) measures shall be managed and maintained following occupation of the development for the lifetime of the development, which shall include arrangements for adoption by any public authority or statutory undertaker, or any other arrangements to secure the continuing operation of SuDS throughout its lifetime, shall be submitted to and approved in writing by the Local Planning Authority prior to occupation of each relevant Development Phase. The approved arrangements shall be adhered to thereafter.

Reason: To prevent flooding by ensuring the satisfactory attenuation and disposal of surface water from the site in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

D16	Substation
	
	Prior to commencement of construction of the substation within Phase 1A, as shown on approved plan number 1275-D-1128 B, details of any fencing / enclosures and noise levels for the substation, along with any required noise attenuation measures, shall be submitted to and agreed in writing by the Local Planning Authority. The substation shall be implemented in accordance with the approved details prior to the first occupation of the dwellings in Parcel 1A, and permanently retained as such. 

	Reason: In the interest of visual and residential amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

D17	Lighting

	No external lighting shall be installed on any part of the Detailed Element or affixed to any buildings on each site unless the Local Planning Authority has first approved in writing details of the position, height, design and intensity. The lighting shall be installed in accordance with the approved details before the use commences.

	Reason: In the interests of visual amenity and highway safety and to meet the requirements of Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).


Outline element / site wide

	O1	Reserved matters

No development shall commence within any outline development areas shown as Phases 1B, 2A, 2B, 3A and 3B on approved plan number 1275-O-262 B (Development Area) until details of the  appearance, landscaping, layout and scale (Reserved Matters) for each Development Area has been submitted to and approved in writing by the Local Planning Authority. The development shall only be implemented in accordance with the approved details.

Reason: To comply with the provisions of Section 92(2) of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

O2	Time limit for reserved matters

Applications for approval of the Reserved Matters for the outline element of this consent, shown as Phases 1B, 2A, 2B, 3A and 3B on approved plan number 1275-O-262 B (Outline Element), shall be made to the Local Planning Authority before the expiration of five years from the date of this permission. The development of each Development Area within the Outline Area shall be begun before the expiration of two years from the date of approval of the final Reserved Matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.

Reason: In pursuance of Section 92(2) of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

O3	Plan numbers

The applications for the approval of Reserved Matters shall be made in accordance with the approved plans as listed in the Plan Schedule c at Informative 16 below and supporting documents submitted with the application.

	Reason:  In the interests of the visual amenities of the locality and residential amenity in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP6, CP7, CP8, CP9, CP10, CP12 and CP13 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12 and DM13 and Appendices 2, 4 and 5 of the Development Management Policies LDD (adopted July 2013) and Policies SA1, SA4 and SA6 and Sites H(25), H(26), H(28) and H(29) of the Site Allocations LDD (adopted November 2014).

O4	Phasing of reserved matters

	Prior to submission of the first application for approval of Reserved Matters a Planning Submission Programme which sets out the phasing of the development in accordance with approved plan number 1275-O-262 B, the order and timescales for the submission of reserved matters applications, the phasing of affordable housing, the phasing of commercial elements of the scheme, the strategy for the discharge of conditions and the access details for each Phase shall be submitted to, and approved in writing by, the Local Planning Authority. Reserved matters applications, and other details as referred to in other conditions attached to this permission, shall be submitted in accordance with the approved Planning Submission Programme.

	Reason: This condition is a pre-commencement condition to ensure appropriate control over development in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).

	O5	Reserved matters details

	Reserved matters applications submitted pursuant to the outline elements of this permission shall be in accordance with the following:

a) The principles established within the approved Design and Access Statement February 2016 Update.
b) The principles established within the approved Design Guidelines Document February 2016 Update.
c) Plans: 1275-O-151 B (Parameter Plan: Development Zones); 1275-O-152 B (Parameter Plan: Building Heights); 1275-O-153 B (	Parameter Plan: Access & Movement/Frontage/Landscape); 1275-O-155 B (Site Location Plan); and 1275-O-161 B (South Oxhey Central Proposed Block Plan).

	Reason: To ensure appropriate control over development in accordance with Policies PSP2, CP1, CP2, CP3, CP4, CP6, CP7, CP8, CP9, CP10, CP12 and CP13 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM11, DM12 and DM13 and Appendices 2, 4 and 5 of the Development Management Policies LDD (adopted July 2013) and Policies SA1, SA4 and SA6 and Site H(29) of the Site Allocations LDD (adopted November 2014).


O6	Phasing and Management 

	No development shall take place in any Phase of the Outline Element until a Construction Strategy and Phasing Programme for that particular Phase has been submitted to, and approved in writing by, the Local Planning Authority.  The Construction Strategy and Phasing Programme shall comprise of:
	
	(a)	a construction programme setting out the timetable for the development on a block by block basis and any other major works, including site clearance and demolition, building works, public realm and SUDS/drainage works, landscaping, highway works and utility works;
	
	(b)	a strategy for the provision of car parking during site preparation and construction; including removal of public parking and the provision, location and operation of temporary public car parking spaces; thereafter car parking must only be removed and provided in accordance with the strategy for the duration of the construction period;
	
	(c)	a phasing programme including details of: block by block construction work commencement dates; construction traffic routing and parking; highway works, public realm works and landscaping on a block by block basis; access for vehicles and pedestrians; scaffolding and hoarding lines; public parking spaces; services; and access arrangements for new premises.

	(d)	integration of that Phase with all adjoining Phases, including how landscaping schemes and construction management activity for each Phase will interrelate to each other.
	
	The development shall be carried out in accordance with the approved scheme.
	
	Reason:  To ensure adequate control over the form of the development given that this approval is outline only in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

	O7	Number of residential units

The number of dwellings and floorspace in each respective use granted by this permission shall not exceed:

Class C3:  514 residential units (totalling 32,252 sqm).  

This will consist of:

Detailed Element
	
	1-bed
	2-bed
	3-bed
	4-bed
	Total

	South Oxhey Central Phase 1a
	29
	55
	-
	-
	84

	Maylands Road
	17
	1
	6
	2
	26

	Hayling Road
	-
	-
	8
	-
	8

	Hallowes Crescent
	10
	8
	4
	-
	22



Outline Element

	
	1-bed
	2-bed
	3-bed
	4-bed
	Total

	South Oxhey Central (Remaining Phases)
	111
	241
	18
	4
	374





Reason:  To ensure adequate control over the form of the development given that this approval is outline only in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

O8	Affordable housing

No more than seventy-one Market Dwellings shall be first occupied on the site until the forty eight Affordable Housing Dwellings that are identified in the two rows: (1) “Maylands Road (24 apartments and 2 houses)” and (2) “Hallowes Crescent (22 apartments)” of the table below have been Provided
No development shall commence until a scheme for the provision of ninety six dwellings to be constructed on the site pursuant to the planning permission as Affordable Housing has been submitted to and approved in writing by the Local Planning Authority. The scheme shall include: 
 
i.    the fourteen x one-bed two person apartments, twenty eight x two-bed 4 four person apartments, five x three-bed five person apartments and one x three-bed five person house identified in the row “South Oxhey Central (indicative – apartments in Blocks D, D1, N1 and 1 house in Parcel 1B)” of the table below and which shall be constructed on the site and Provided as Social Rented Dwellings;

ii.	the twenty seven x one bed two person apartments, nine x two bed four person apartments and ten x three bed five person apartments and two x four bed six person houses identified in the two rows: (1) “Maylands Road (24 apartments and 2 houses)” and (2) “Hallowes Crescent (22 apartments)” of the table below and which shall be constructed on the Site and Provided as Social Rented Dwellings on first occupation and thereafter shall be Provided as Affordable Rented Dwellings.
 
	
	Apartments
	Houses
	

	
	1 bed
2 per
	2 bed
4 per
	3 bed
5 per
	3 bed
5 per
	4 bed
6 per
	Total

	South Oxhey Central (indicative - apartments in Blocks D, D1, N1 and 1 house in Parcel 1B).
	14
	28
	5
	1
	-
	48

	Maylands Road (24 apartments and 2 houses)
	17
	1
	6
	-
	2
	26

	Hallowes Crescent (22 apartments)
	10
	8
	4
	-
	-
	22

	Total
	41
	37
	15
	1
	2
	96


  
iii.	the timing of the provision of the Affordable Housing and its phasing in relation to the occupancy of the market housing other than the 48 dwellings identified in the two rows: (1) “Mayland Road (24 apartments and 2 houses)” and (2) “Hallowes Crescent (22 apartments)” of the table above which are required to be Provided as Affordable Housing prior to the occupation of no more than seventy-one Market Dwellings.
iv.	the arrangements for the transfer of the Affordable Housing to a Registered Provider or the arrangement for the dwelling's management if they are not to be transferred to a Registered Provider
v.	the arrangements to ensure that such provision is affordable for both first and subsequent occupiers of the Affordable Housing; and
vi. the occupancy criteria to be used for determining the identity of occupiers of the Affordable Housing and the means by which such occupancy criteria shall be enforced.
vii. the arrangements for the use of any Net Proceeds following the sale of an interest in any of the Affordable Housing (in accordance where applicable with Homes and Communities Agency guidance) 
viii. the arrangements for the offer to and transfer of the Affordable Housing or any relevant part thereof to a new Registered Provider in the event of default on a mortgage relating to that Affordable Housing by a Registered Provider to whom the Affordable Housing has been transferred (such period to conclude the transfer of the Affordable Housing to a new Registered Provider to be no less than three months) before any dwelling may be sold or transferred free of the stipulations secured by this condition.
 
The Affordable Housing shall be provided in accordance with the approved scheme. The Affordable Housing so constructed shall not be used for any other purpose than as Affordable Housing in accordance with that approved scheme.

Reason: This condition is a pre-commencement condition in the interests of the needs of the community, in accordance with Policies CP2, CP3 and CP4 of the Core Strategy (adopted October 2011).

O9	Commercial Uses

The total commercial floorspace hereby permitted shall not exceed 5,137 sqm and shall not be used other than for uses within Classes A1, A2, A3, A4, A5, D1 and D2 of the Town and Country Planning (Use Classes) Order 2005 (or in any provision equivalent to the relevant Class in any statutory instrument revoking and re-enacting that Order with or without modification) and for no other purpose.  These permitted uses shall be sited within the Market Place / Prestwick Road and Station Square character areas, as defined in the approved Design and Access Statement February 2016 Update, and as indicated on approved plan numbers 1275-O-151 B (Parameter Plan: Development Zones) and 1275-O-162 C (Illustrative Masterplan).

Reason:  To ensure the vitality of the town centre and an appropriate mix of business uses in accordance with Policies PSP2, CP1, CP6 and CP7 of the Core Strategy (adopted October 2011) and Policy SA4 of the Site Allocations Local Development Document (adopted November 2014).

	O10	Class A1 floorspace

		No more than 60% of the net internal floorspace of the commercial units hereby permitted shall be used for any purpose within Class A1 of the Town and Country Planning (Use Classes) Order 2005 (as amended), and the foodstore indicated on approved plan number 1275-O-162 C shall not exceed a maximum floorspace of 1,754 sqm.	

		Reason:  To ensure the vitality of the town centre and an appropriate mix of business uses in accordance with Policies PSP2, CP1, CP6 and CP7 of the Core Strategy (adopted October 2011) and Policy SA4 of the Site Allocations Local Development Document (adopted November 2014).

O11	Construction Management Plan

	No development shall take place in each Phase, including any works of demolition, until a Construction Management Plan has been submitted to and approved in writing by the Local Planning Authority. The approved Construction Management Plan shall be adhered to throughout the construction period. The Statement shall include details of:

1. the programme of works on each part of the overall site;
2. parking of vehicles of site operatives and visitors;
3. construction of access arrangements including the routing of vehicles; 
4. loading and unloading of plant and materials; 
5. storage of plant and materials used in constructing the development; 
6. the erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate; 
7. wheel washing facilities; 
8. a scheme for recycling/disposing of waste resulting from demolition and construction works;                              
9. details of any temporary refuse and recycling collection arrangements which ensure refuse and recycling collection access is available to all occupied properties at each stage of the works.

Reason: This condition is a pre-commencement condition in the interests of highway safety and convenience in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM10 of the Development Management Policies LDD (adopted July 2013).

O12	Delivery and Servicing Plan

		No Construction shall take place in Phases 1B, 2A, 2B, 3A or 3B until a detailed Delivery and Servicing Plan for the commercial units within that Phase has been submitted to and approved in writing by the Local Planning Authority. The approved Delivery and Servicing Plan shall be implemented upon first occupation of the commercial units and adhered to thereafter. The Statement shall include:

1. details of the delivery and servicing requirements (including refuse collection) for the proposed uses;
2. a scheme for coordinating deliveries and servicing for the proposed development;
3. areas within the development site that will be used for loading and manoeuvring of delivery and servicing vehicles; 
4. access to / from the site for delivery and servicing vehicles and details of routing;
5. restrictions on the timing of deliveries so that they principally occur outside peak periods of activity; 
6. details of marshalling and a vehicle booking system for the foodstore such that reversing from Oxhey Drive into the site is safely managed;
7. restrictions on the timing of servicing for the units in Prestwick Road / Market Square to ensure they are outside opening hours;
8. the requirement for service vehicles to enter and exit the highway in forward gear, with manoeuvring limited to the parking forecourt areas and activity coordinated through a vehicle booking system;
9. servicing of the units in Station Square only taking place in designated zones, with activity coordinated through a vehicle booking system.

Reason: In the interests of residential amenity and highway safety and convenience in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

O13	Car Parking Management Strategy

Before the first occupation of each Phase hereby permitted, a Car Parking Management Strategy to cover the residential and non-residential uses in that Phase shall be submitted to and approved in writing by the Local Planning Authority. This shall include details of residential car parking allocation and management for all of the residential units, management of all public and visitor parking spaces and parking restrictions where appropriate. The Car Parking Management Strategy shall be implemented prior to occupation and enforced for each Phase of the development in accordance with the approved details.

Reason: To ensure adequate car parking for all occupiers of the development and protect against unauthorised car parking by non-occupiers in accordance with Policy CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

O14	Site Waste Management Plan (SWMP)

No works of development comprising site preparation (including but not exclusively demolition of buildings and structures, ground works, ground remediation and service diversions) or construction shall take place in each Phase until a Site Waste Management Plan (SWMP) for all aspects of waste management during site preparation and construction for that Phase has been submitted to and approved in writing by the Local Planning Authority. This shall include measures for recycling/disposing of waste resulting from demolition and construction works. The development shall be carried out in accordance with the approved SWMP throughout the period of works for each Phase.

	Reason: This condition is a pre-commencement condition in the interests of the local environment and sustainability in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policies DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

O15	Ecological Management Plan

		The development hereby permitted shall be carried out in accordance with the recommendations in the approved Preliminary Ecology Appraisal (Phase 1 Habitat Survey and Bat Survey dated January 2016). A five year Ecological Management Plan shall be submitted to and approved in writing by the Local Planning Authority prior commencement of development in each Phase. The Ecological Management Plan shall be implemented in accordance with the approved details prior to occupation of the development in that Phase.

		Reason: This is a pre-commencement condition to enhance opportunities for wildlife in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

	O16	Public open space

	Before each Phase of the development hereby permitted is commenced a scheme identifying the size/extent, specification, location, timing of delivery, accessibility to the public including hours of opening, and proposals for future management and maintenance of all public open and play space (including Henbury Gardens, Henbury Place, Market Square, Station Square and the communal amenity garden in Block P and Q) as indicated on approved plan numbers 1275-D-1105 L; 1275-D-1100 P; 1275-D-1110 E; 1275-D-1115 K and 3017-1001 C in respect of that Phase shall be submitted to and approved in writing by the Local Planning Authority. Each Phase shall be carried out and thereafter kept open, managed and maintained in accordance with the approved scheme.

	Reason: This is a pre-commencement condition to ensure the delivery of high quality and maintained public spaces in accordance with Policies PSP2 and CP9 of the Core Strategy (adopted October 2011) and Policy DM11 of the Development Management Policies LDD (adopted July 2013).

O17	Children’s play area

No Construction shall commence until a programme for the completion of a children’s play area at Henbury Gardens west, as shown on approved plan number 3017-1001 C has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall include full details of the children’s play area and details of arrangements for the future management and maintenance The play area shall be provided in accordance with the agreed programme to co-ordinate with the occupation of the residential development, and shall thereafter be retained, kept open, managed and maintained to the satisfaction of the Local Planning Authority.

Reason: This is a pre-commencement condition to ensure provision is made for children’s play space in accordance with Policy PSP2 of the Core Strategy (adopted October 2011) and Policy DM11 of the Development Management Policies LDD (adopted July 2013).

O18	Landscaping

	No works other than Ground Works and Site Preparation Works and Advanced Infrastructure Works shall take place until there has been submitted to and approved in writing by the Local Planning Authority a full scheme of strategic site landscaping to cover all Phases, which shall include the location of all existing trees and hedgerows affected by the proposed development, details of those to be retained and tree protection measures, full details of trees to be planted (including species and size, specification, location, timing of planting and future management).

	All landscaping works required by the approved scheme shall be carried out in accordance with an implementation programme to be agreed in writing by the Local Planning Authority before development commences and shall be maintained including the replacement of any trees or plants which die are removed or become seriously damaged or diseased in the next planting season with others of a similar size or species.

	Reason: In the interests of visual amenity in accordance with Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

O19	C-Plan energy and sustainability measures

	No dwelling hereby approved in detail by this planning permission, as shown on approved plan numbers 1275-D-1105 L; 1275-D-1100 P; 1275-D-1110 E and 1275-D-1115 K shall be occupied until the energy saving and renewable energy measures detailed within the submitted online C-Plan assessment, C-Plan Energy Statement dated January 2016 and Sustainability Statement dated January 2016 are incorporated and made operational in that unit. A revised C-Plan assessment or appropriate equivalent shall be submitted for all buildings hereby permitted in outline, as shown on plan number 1275-O-161 B, with each subsequent reserved matters application. Each building shall be implemented in accordance with the approved details.

	Reason: To ensure that the development makes as full a contribution to sustainable development as possible and meets the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM4 of the Development Management Policies LDD (adopted July 2013).

O20	Foul water drainage

	No works other than Ground Works and Site Preparation Works shall commence at South Oxhey Central until a Foul Water Impact Study for the whole South Oxhey Central site has been carried out, and no works of development shall commence in each Phase until a Drainage Strategy detailing all associated on and off site foul water drainage works in that Phase have been submitted to and approved by the Local Planning Authority. Each Phase shall proceed in strict accordance with the approved foul water drainage plans and shall not be occupied / used until the approved foul water drainage works are complete.

	Reason: To ensure that the sewerage system has capacity to cope with the new development, to avoid adverse environmental impact and to meet the requirements of Policies CP1 and CP8 of the Core Strategy (adopted October 2011) and Policies DM8 and DM9 of the Development Management Policies LDD (adopted July 2013).

O21	Piling and vibro-compaction machinery

	No piling or any other foundation designs using penetrative methods shall be undertaken other than with the written consent of the Local Planning Authority, which may be given where it has been demonstrated that there is no resultant unacceptable risk to groundwater. If vibro-compaction machinery / piling machinery or piling and ground treatment works are to be undertaken as part of the development in Phase 1B (Station Square), details of the use of such machinery and a Risk Assessment and Method Statement for the works shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details. 

	Reason: To protect the water environment, including groundwater, and in the interests of railway safety in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

O22	Contamination

	Following demolition of the existing structures at South Oxhey Central, for each relevant Phase a Post Demolition Contamination Survey shall be carried out and a report submitted to and approved in writing by the Local Planning Authority. This Survey shall include a series of excavated trial pits with subsequent contamination testing and analysis along with, if required, details of remediation measures. The development shall be carried out in accordance with the approved details.

	Reason: To protect the water environment, including groundwater, in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policies DM9 and DM10 of the Development Management Policies LDD (adopted July 2013).

O23	Noise mitigation measures

	All glazing and ventilation units for the residential development hereby permitted must achieve BS 822:2014 internal noise ambient levels, as set out in the approved Noise Impact Assessment dated January 2016.

	Reason: In the interests of amenity of future residents in accordance with Policy DM9 of the Development Management Policies LDD (adopted July 2013).

O24	Dust emissions

	Prior to commencement of any site works including demolition in any Phase an Environmental Health and Safety Plan and a Dust Management Plan, to include mitigation measures for the control of dust emissions during demolition and construction for that Phase in accordance with Appendix D of the approved Air Quality Assessment dated January 2016, shall be submitted to and approved in writing by the Local Planning Authority. The Plans shall be implemented as approved and adhered to for the period of site works.

	Reason: This is a pre-commencement condition in the interests of health and pollution control in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

O25	Risk Assessment and Method Statement for works adjacent to railway

	Prior to commencement of any site works in Phase 1B (Station Square), a Risk Assessment and Method Statement for all works to be undertaken in that Phase shall be submitted to and approved in writing by the Local Planning Authority. This shall include details of:

1. how safe access to the station, subway and railway will be maintained at all times throughout the construction period;
2. the erection of scaffolding (no scaffolding poles shall over-sail the railway line at any time);
3. all demolition works;
4. existing and proposed ground levels, earthworks and excavations; 
5. measures to be taken to prevent construction materials from the development reaching the railway, including protective fencing;
6. exact distances between the proposed buildings and structures and the boundary with Network Rail land (minimum 2m gap required);
7. appropriate vehicle safety protection measures to be installed along the boundary with the railway (which may include installation of high kerbs,  crash barriers or small earth bunds);
8. how surface water and foul water drainage will be directed away from the railway.

The development shall be carried out in accordance with the approved Risk Assessment and Method Statement.

	Reason: This is a pre-commencement condition in the interests of railway safety in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

O26	Flood mitigation and drainage

	The development hereby permitted in outline shall be carried out in accordance with the Flood Risk Assessment carried out by Brand Consulting dated December 2015 and the following mitigation measures as detailed within the Surface Water Drainage Strategy:

1. The surface water run-off generated must not exceed of 5 l/s during the 1 in 100 year event + climate change event at Station Square and Henbury Gardens. 
1. The surface water run-off generated must not exceed the surface water run-off rate of 15 l/s during the 1 in 100 year event + climate change event for the remainder of the South Oxhey Central site. 
1. Attenuation must be provided to ensure that there is no increase in surface water run-off volumes for all rainfall events up to and including the 1 in 100 year + climate change event. Attenuation to be provided in permeable pavements, and underground attenuation tanks as shown in section 14 of the Flood Risk Assessment dated December 2015. 
1. Confirmation shall be given by Thames Water that the proposed connections to the surface water sewer network are accepted at the discharge rates specified in points 1 and 2 of this condition.

The mitigation measures shall be fully implemented prior to occupation of each relevant Phase of development.

Details of how any SuDS (Sustainable Drainage Scheme) measures shall be managed and maintained following occupation of the development for the lifetime of the development, which shall include arrangements for adoption by any public authority or statutory undertaker, or any other arrangements to secure the continuing operation of SuDS throughout its lifetime, shall be submitted to and approved in writing by the Local Planning Authority prior to occupation of each relevant Phase / development. The approved arrangements shall be adhered to thereafter.

Reason: To prevent flooding by ensuring the satisfactory attenuation and disposal of surface water from the site in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

	O27	Road and car parking layout

		The internal road and car parking layout at South Oxhey Central shall be constructed and retained as indicated on Parameter / Illustrative plan numbers 1275-O-153 B, 1275-O-161 B and 1275-O-162 C in accordance with an indicative Phasing Plan to be submitted prior to submission of the first reserved matters application. No residential units shall be occupied in each Phase until the car parking serving those units has been laid out in accordance with the approved details. 

		Reason: This condition is a pre-commencement condition to ensure future control of the site in accordance with Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

	O28	Number of car parking spaces

		The number of permanent car parking spaces at South Oxhey Central shall be no less than a total number of 480, indicated to be as follows:

		Residential car parking spaces: 326 (including a minimum of 59 car parking spaces in Parcel 1A)

		Public car parking spaces: 

	Location
	No. of spaces

	Foodstore car park, Oxhey Drive
	62

	Prestwick Road, to front of Blocks O, P & Q
	44

	Station Square car park
	34

	Visitor parking bays Bridlington Road
	14

	Total:
	154



		Reason: To ensure future control of the site in accordance with Policies CP1, CP8 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

O29	Highways access and layouts

	Prior to commencement of Surface Infrastructure Works or Construction Works for each Phase hereby permitted, full details of the following (in the form of scaled plans and written specifications) for each relevant Phase shall be submitted to and approved in writing by the Local Planning Authority:

1	Width dimensions of access arrangements;
2	Acceptable Stage 1 and 2 Road Safety Audit;
3	Pedestrian/bicycle access; 
4	Parking layouts including disabled bays and motorcycle parking; 
5	Roads and footways; and
6	Loading areas.

The development shall be carried out in accordance with the approved details.

Reason: To ensure future control of the site and in the interests of highway safety in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

O30	Bicycle parking

	Prior to occupation of the development in any outline Phase hereby permitted, a scheme for the secure parking/storage of bicycles for residential and general public use shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall be fully implemented prior to first occupation / use of the development in that Phase and thereafter retained for this purpose.

	Reason: To ensure bicycle parking facilities are provided and encourage use of sustainable modes of travel in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

O31	Management and maintenance of streets

	No Surface Infrastructure Works or Construction Works shall commence in any Phase until an Estate Management Plan to include details of the proposed arrangements for future management and maintenance of the proposed streets and communal areas within each relevant development have been submitted to and approved in writing by the Local Planning Authority. The streets and communal areas shall thereafter be maintained in accordance with the approved Estate Management Plan until such time as an agreement has been entered into under Section 38 of the Highways Act 1980 or a Private Management and Maintenance Company has been established. No works shall be carried out on roads, footways, cycleways, foul and surface water sewers otherwise than in accordance with the specifications of the Local Planning Authority.

Reason: To ensure satisfactory development of the site and to ensure estate roads are managed and maintained thereafter to a suitable and safe standard, in accordance with Policies CP1, CP8 and CP12 of the Core Strategy (adopted October 2011).

O32	Visibility splays

	Prior to the first occupation / use of the development in each Phase hereby permitted at South Oxhey Central, a visibility splay shall be provided in full accordance with the details shown on approved South Oxhey Central Access Drawings 60336183_ACC_001 to 60336183_ACC_010. The visibility splays shall thereafter be maintained at all times free from any obstruction between 600mm and 2m above the level of the adjacent highway carriageway.

	Reason: In the interests of highway safety in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

O33	Travel Plan

	Prior to the first occupation of the development hereby permitted in any Phase, a Travel Plan with the objectives of reducing the journeys to and from the site by private car shall be submitted to and approved in writing by the Local Planning Authority. The approved Travel Plan shall be implemented upon the first occupation of the development.  An updated Travel Plan shall be submitted to the Local Planning Authority for written approval on the first, third, fifth, eight and tenth anniversary of the first occupation. The updated Travel Plan shall be implemented following its written approval.

	Reason: To promote alternative modes of transport and meet the requirements of Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).	

O34 	Temporary car parking - provision

	Details of all temporary public car parking arrangements for the South Oxhey Central site including proposals and timescales for restoration following construction works, shall be submitted to and approved in writing by the Local Planning Authority to provide a minimum of 22 car parking spaces, in addition to the 53 car parking spaces within the temporary car park hereby permitted to the eastern element of Henbury Gardens, as shown on approved plan number 3017-2006 C. The temporary car parking arrangements shall be carried out in accordance with the approved details and made available for public use prior to Ground Works and Site Preparation Works at South Oxhey Central or closure of the existing Bridlington Road car park, whichever is soonest. The approved temporary car parking spaces shall remain unobstructed and available for public use until a minimum of 75 retail / public car parking spaces have been provided at South Oxhey Central.
 
	Reason: To ensure that adequate public parking is provided during the course of construction in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

O35	Temporary car parking - restoration

	When the temporary parking spaces cease to be required in accordance with condition O34, or no later than six years after the date of the implementation of this permission, whichever is sooner, all associated hard surfacing and structures shall be removed in accordance with the hard and soft landscaping scheme approved for the eastern element of Henbury Gardens under condition D13; and details for restoration of the minimum of 22 additional car parking spaces approved under condition O34.
 
	All hard landscaping works required by the approved schemes shall be carried out within 6 months of the closure of the temporary car parking. All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed in writing by the Local Planning Authority a minimum of two months prior to closure of the temporary car parking, and shall be maintained including the replacement of any trees or plants which die are removed or become seriously damaged or diseased in the next planting season with others of a similar size or species, for a period for five years from the date of the approved scheme was completed.
 
	Reason: To ensure that adequate public parking is provided during the course of construction and that public open space is reinstated in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6, DM11, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

O36	Fire hydrants

	No development (including Advanced Infrastructure Works, or Surface Infrastructure Works) shall commence in each Development Phase until detailed proposals for fire hydrants serving the relevant Phase as incorporated into the provision of the mains water services for the development, whether by means of existing water services or new mains or extension to or diversion of existing services or apparatus, have been submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be implemented in accordance with the approved details prior to occupation of any building forming part of the development in that Phase.

	Reason: To ensure that there is adequate capacity for fire hydrants to be provided.  If there is insufficient capacity, the development would be unacceptable as it would fail to meet the requirements of Policies CP1 and CP8 of the Core Strategy (adopted October 2011).

O37	Lighting

	Notwithstanding the details shown on the approved plans, no external lighting shall be installed on the sites or affixed to any buildings on the sites unless the Local Planning Authority has first approved in writing details of the position, height, design and intensity of such lighting. The lighting shall be installed in accordance with the approved details prior to first occupation / use of the buildings in that Phase.

	Reason: In the interests of visual amenity and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

O38	S106

No development shall take place on any part of the site which is not bound by the Section 106 agreement relating to this permission at the date of this permission until such part is bound by the same obligations.

Reason: In the interests of the needs of the community, in accordance with Policies CP2, CP3, CP4, CP8 and CP10 of the Core Strategy (adopted October 2011).


Informatives:

I1	Advice:

With regard to implementing this permission, the applicant is advised as follows:

All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 

There may be a requirement for the approved development to comply with the Building Regulations. The Council's Building Control section can be contacted on telephone number 01923 727132 or at the website above for more information and application forms.

Where possible, energy saving and water harvesting measures should be incorporated. Information on this is also available from the Council's Building Control section. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.

I2	Hours of work:

The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.

I3	Positive and proactive:

The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The applicant and the Local Planning Authority engaged in pre-application discussions, and the Local Planning Authority suggested modifications to the development during the course of the application resulting in the applicant submitting amendments, which results in a form of development that maintains/improves the economic, social and environmental conditions of the District.

I4	Section 106 Agreement:

The applicant is reminded that this planning permission is subject to an agreement made under the provisions of Section 106 of the Town and Country Planning Act 1990. 

I5	Temporary refuse and recycling collection:

For development that is to be constructed and occupied in phases temporary refuse and recycling collection arrangements, which may involve communal refuse and recycling bins, may need to be in place prior to completion of the full development.  Advice should be sought from the Council's Environmental Protection team on telephone number 01923 776611 if you require assistance specifically with regard to the information required in relation to part ix of the Construction Method Statement condition above.

I6	SWMP:

A Site Waste Management Plan (SWMP) is required by law for all construction projects worth more than £300,000. Projects over £500,000 may require further details. More information can be found at www.sitewastemanagementplan.com. 

I7	Affordable housing:

The following terms (and those related to them) referred to at condition O8 shall be defined as set out below: 

Affordable Housing means Social Rented Dwellings and Affordable Rented Dwellings meeting Scheme Design and Quality Standards at costs below those associated with open market housing and which is available to, affordable by and occupied only by those in Housing Need.

Affordable Rented Dwellings means a dwelling provided through a Registered Provider let to households who are in Housing Need at those rent levels set out in the table below  (subject to the ability of the Registered Provider to whom the dwellings have been transferred to adjust upwards those rental levels once a year by the Consumer Prices Index plus 1% from the date of the grant of this planning permission) and which shall be inclusive of the imposition of a Reasonable Service Charge under an assured tenancy or equivalent.

	Unit Type
	Rent per week

	One bed two person apartment
	£130

	Two bed four person apartment
	£136

	Three bed five person apartment
	£151

	Four bed six person house
	£185



Choice Based Lettings Scheme means the Council’s allocations policy which determines the Council’s priorities and procedures when allocating accommodation in accordance with the requirements of Section 167 of the Housing Act 1996.

Grant means national affordable housing programme funding allocated by the Homes and Communities Agency.

Homes and Communities Agency means the agency of that name established by the Government (pursuant to the Housing and Regeneration Act 2008) which exercises the function of the former Housing Corporation in relation to financial assistance for new affordable homes (or any successor body).

Housing Need means persons who are assessed by the Council as being unable to resolve their housing needs in the private sector market because of the relationship between housing costs and incomes in accordance with the Choice Based Lettings Scheme.

Market Dwelling means any dwelling that is not an Affordable Housing dwelling.

Net Proceeds means any receipts or consideration received by a Registered Provider from the sale of an interest in any of the Affordable Housing following its initial occupation after deduction of the registered Provider's reasonable evidenced costs of acquisition, construction and sale of the relevant affordable dwelling and the deduction of any Grant repayable.

Provided means practically completed, ready for first occupation, fully serviced and subject to a contract with an Affordable Housing Provider for the acquisition of no less than a 125 year leasehold interest

Reasonable Service Charge means a sum that covers the contribution requested from time to time for those services and facilities which are of a nature and to a standard reasonably required in connection with and which directly benefit the relevant Affordable Housing, such sum to be set at a fair and reasonable proportion of the costs relating to the services provided.

Registered Provider means a registered provider registered with the Homes and Communities Agency (HCA) or other body registered with the HCA under the relevant Housing Act or other body approved by the HCA to receive social housing Grant such Registered Provider in any event to be approved by the Council.

Scheme Design and Quality Standards means standards in relation to the internal environment sustainability and external environment of Affordable Dwellings as set out in the Housing Corporation's document entitled 'Design & Quality Standards 2007' or such other replacement design standards as may be issued from time to time.

Social Rented Dwellings means Affordable Housing available for rent at Target Rent and subject to a Reasonable Service Charge under an assured tenancy or equivalent.

Target Rent means a rent which does not exceed the guideline rent determined through the national rent regime set from time to time.

I8	Estate Road Adoption:

The applicant is advised that if it is the intention to request that Hertfordshire County Council as Highway Authority adopt any of the highways included as part of this application as maintainable at the public expense then details of the specification, layout and alignment, width and levels of the said highways, together with all the necessary highway and drainage arrangements, including surface water run off calculations must be submitted to the Highway Authority. No development shall commence until the details have been approved in writing and an Agreement made under Section 38 of the Highways Act 1980 is in place.  The applicant is further advised that the County Council will only consider roads for adoption where a wider public benefit can be demonstrated. The extent of adoption as public highway must be clearly illustrated on a plan. Further information is available via the website:
http://www.hertsdirect.org/services/transtreets/highways/ 
or by telephoning 0300 1234047.

I9	Storage of materials:

The applicant is advised that the storage of materials associated with the construction of this development should be provided within the site on land which is not public highway, and the use of such areas must not interfere with the public highway. If this is not possible, authorisation should be sought from the Highway Authority before construction works commence. Further information is available via the website:
http://www.hertsdirect.org/services/transtreets/highways/
or by telephoning 0300 1234047.

I10	Security measures for foodstore car park:

	The applicant is advised to take the comments of the Crime Prevention Design Advisor into account at reserved matters stage, with particular regard to implementation of security measures for the proposed foodstore car park which would need to be privately managed.

I11	Breeding birds:

	In order to protect breeding birds, their nests, eggs and young, demolition activities should only be carried out during the period October to February. If this is not possible then a pre-development (same-day) search of the area should be made by a suitably experienced ecologist. If active nests are found, then clearance work must be delayed until the juvenile birds have left the nest and are fully independent or professional ecological advice taken on how best to proceed.

I12	Thames Water:

	The applicant is advised that there are public sewers crossing or close to the development. In order to protect public sewers and to ensure that Thames Water can gain access to those sewers for future repair and maintenance, approval should be sought from Thames Water where the erection of a building or an extension to a building or underpinning work would be over the line of, or would come within 3 metres of, a public sewer. The applicant is advised to contact Thames Water Developer Services on 0800 009 3921 to discuss.

Thames Water recommend that petrol / oil interceptors are fitted in all car parking/washing/repair facilities. Failure to enforce the effective use of petrol / oil interceptors could result in oil-polluted discharges entering local watercourses. 

A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. The developer must demonstrate measures to be undertaken to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 02035779483 or emailing wwqriskmanagement@thameswater.co.uk. Application forms should be completed online via www.thameswater.co.uk/wastewaterquality. 

I13	Network Rail:

During any development safe access must be maintained at all times to the steps and ramp which access the station and subway. The Train Operating Company (TOC), the London Overground Rail Operations Limited (LOROL), should be consulted about any disruption to the area in terms of general safety and comfort of passengers and rail replacement bus planning. The developer would be liable for any costs incurred in facilitating this proposal.

	Access must also be maintained at all times to all railway land. The developer is requested to contact the Network Rail Operational Property Services Team to discuss the impact of the proposal upon access. 

The developer should contact Network Rail Asset Protection prior to works commencing at AssetProtectionLNWSouth@networkrail.co.uk to discuss the proposal and Risk Assessment and Method Statement requirements in more detail.

I14	Plan Schedule a: Existing Plans

1275-O-156 A		South Oxhey Central Existing Block Plan
1275-O-157 A		Existing Block Plans (Satellite Sites)
1275-O-721 A		South Oxhey Central Existing Outline Sections A-A & B-B
1275-O-722 A		South Oxhey Central Existing Outline Sections C-C D-D & E-E
1275-D-1702 B	Existing Site Section A1-A1 (Maylands Road)
1275-D-1705 B	Existing Site Sections A1 & B1 (Hallowes Crescent)
1275-D-1710 B	Existing Site Section A1-A1 (Hayling Road)
14B106/001		Topographical Survey Sheet 1 of 4
14B106/002		Topographical Survey Sheet 2 of 4
14B106/003		Topographical Survey Sheet 3 of 4
14B106/CPPLC B	Station Square Topographical Survey
14C109/002		Topographical Survey
14C112/002		Utilities Survey
14C113/001		Topographical Survey

I15	Plan Schedule b: Detailed Element

Phasing & Demolition Plans

1275-O-158 A		South Oxhey Central Proposed Demolitions Plan
1275-O-159 A		Proposed Demolitions Plan (Hallowes Crescent)

Parcel 1A

1275-D-1115 K	Proposed Site Plan
1275-D-1117 C	Proposed Roof Plan
1275-D-1128 B	Proposed Block Plan
1275-D-1500 E	Blocks E & F Proposed Ground Floor Plan
1275-D-1501 F	Blocks E & F Proposed 1st-3rd Floor Plan
1275-D-1502 G	Blocks G & G1 Proposed Ground Floor Plan
1275-D-1503 H	Blocks G & G1 Proposed 1st-3rd Floor Plan
1275-D-1716 B	Proposed Section A-A
1275-D-1717 A	Proposed Section A1-A1
1275-D-1821 A	Blocks E & F Proposed Elevations 1/2
1275-D-1822 A	Blocks E & F Proposed Elevations 2/2
1275-D-1823 B	Blocks G & G1 Proposed Elevations
1275-D-1824 B	GG & HH
1275-D-1825 B	JJ & KK
3017-2001 B		Proposed Landscape Plan
3017-2002 B		Proposed Hard Works Plan
3017-2003 B		Proposed Soft Works Plan
3017-2004 B		Proposed Lighting Plan
3017-2005 B		Arboricultural Implications Plan
3017-2006 C		Proposed Landscape Plan – Temporary Car Park

Hallowes Crescent

1275-D-1105 L	Proposed Site Plan
1275-D-1107 C	Proposed Roof Plan
1275-D-1126 A	Proposed Block Plan
1275-D-1510 L	Proposed Ground Floor Plan
1275-D-1511 N	Proposed Ground Floor Plan
1275-D-1512 K	Proposed First & Second Floor Plan
1275-D-1718 A	Proposed Section
1275-D-1830 A	Proposed Street Scenes A1 & B1
1275-D-1831 A	Courtyard Elevations C1 & D1
1275-D-1832 A	Garden Elevations E1 & F1
3017-3001 A		Proposed Landscape Plan
3017-3002 A		Proposed Hard Works Plan
3017-3003 A		Proposed Soft Works Plan
3017-3004 A		Proposed Lighting Plan
3017-3005 A		Arboricultural Implications Plan

Maylands Road

1275-D-1100 P	Proposed Site Plan
1275-D-1102 D	Proposed Roof Plan
1275-D-1125 A	Proposed Block Plan
1275-D-1504 K	Proposed Ground Floor Plan
1275-D-1505 K	Proposed Ground Floor Plan
1275-D-1506 M	Proposed First Floor Plan
1275-D-1507 K	Proposed Second Floor Plan
1275-D-1606 E	Proposed Ground & First Floor Plans
1275-D-1607 E	Proposed Second Floor Plans
1275-D-1826 A	Proposed Street Scenes A1 & B1
1275-D-1827 A	Maylands Road Street Scene C1
1275-D-1828 A	Garden Elevations E1 & F1
1275-D-1829 A	Proposed AH4 Side Elevation
3017-5001 A		Proposed Landscape Plan
3017-5002 A		Proposed Hard Works Plan
3017-5003 A		Proposed Soft Works Plan
3017-5004 A		Proposed Lighting Plan
3017-5005 A		Arboricultural Implications Plan

Hallowes Crescent & Maylands Road

1275-D-1835 A	Proposed Cycle Storage Elevations

Hayling Road

1275-D-1110 E	Proposed Site Plan
1275-D-1111 C	Proposed Roof Plan
1275-D-1127 A	Proposed Block Plan
1275-D-1600 D 	NT3 House Type Proposed Floor Plans
1275-D-1601 D	NT5 House Type Proposed Ground Floor Plan
1275-D-1602 D 	NT5 House Type Proposed First Floor Plan
1275-D-1719 B	Proposed Section A1-A1
1275-D-1833 B	Street Scene
1275-D-1834 B	House Type NT3 & NT5 Elevations
3017-4001 A		Proposed Landscape Plan
3017-4002 A		Proposed Hard Works Plan
3017-4003 A		Proposed Soft Works Plan
3017-4004 A		Proposed Lighting Plan
3017-4005 A		Arboricultural Implications Plan

I16	Plan Schedule c: Outline/Parameter Plans

Phasing & Demolition Plans

1275-O-158 A		South Oxhey Central Proposed Demolitions Plan

South Oxhey Central

1275-O-151 B		Parameter Plan: Development Zones
1275-O-152 B		Parameter Plan: Building Heights
1275-O-153 B		Parameter Plan: Access & Movement/Frontage/Landscape
1275-O-155 B		Site Location Plan
1275-O-161 B		South Oxhey Central Proposed Block Plan

South Oxhey Central – Preliminary Access Drawings

60336183_ACC_001
60336183_ACC_002
60336183_ACC_003
60336183_ACC_004
60336183_ACC_005
60336183_ACC_006
60336183_ACC_007
60336183_ACC_008
60336183_ACC_009
60336183_ACC_010

I17	Plan Schedule d: Illustrative Plans

1275-O-164 A		Illustrative Phasing Plan
1275-O-261 A		South Oxhey Central Illustrative Phasing (Existing Overlay)
1275-O-262 B		South Oxhey Central Illustrative Phasing (Masterplan Overlay)
1275-O-263 C		South Oxhey Central Illustrative Proposed Phased Layout
1275-O-162 C		South Oxhey Central Illustrative Masterplan
1275-O-163 B		Illustrative Masterplan
1275-O-265 A		South Oxhey Central Illustrative Massing Plan
1275-O-810 E		Illustrative Prestwick Road Street Scene
1275-O-811 D		Illustrative Prestwick Road Street Scene
1275-O-813 B		Illustrative Prestwick Road Street Scene
3017-1001 C		Landscape Illustrative Masterplan

I18	Definitions

		Definitions adopted for the purposes of the planning conditions as follows:-

‘Development Phase’
A development component or components (which may include Ground Works and Site Preparation Works, Advanced Infrastructure Works, Surface Infrastructure Works, and construction of buildings) as identified in the Phasing Plan.

‘Ground Works and Site Preparation Works’ 
Include the following works:
•Demolition of existing structures including removal of asbestos, the stripping out of buildings, disconnecting services and grubbing up foundations. 
•Removal of existing and surplus rubble from the site.
•Removal of services on the site including service trenches. 
•Carrying out CAT scans on the site to confirm all existing services are clear. 
•The erection or re-establishment of a hoarding line for the construction site. 
•Providing piling matting. 
•Providing clear health and safety information on the site.
•Piling works. 
•Substructure and underground drainage works.

‘Advanced Infrastructure Works’
Infrastructure required to serve the site as a whole, including:
•Installation of services and utilities.
•Installation of energy infrastructure. 
•Construction of basement car parking and ground floor slab. 
•Ground levelling works.

‘Surface Infrastructure Works’
Aboveground infrastructure required to serve the site as a whole, including: 
•Highways works.
•Surface landscaping works to implement public routes/realm.
•Surface landscaping works to implement public spaces.

‘Construction’
Superstructure works above the ground floor slab. 

I19	Commitment to investigate further parking opportunities

The applicant should assist the Local Authority in any investigations they wish to pursue to improve parking in surrounding areas, reviewing existing informal use of grass verges, and working with Hertfordshire County Council highways to identify permanent parking locations and/or review where the opportunities allows for parallel kerb parking to be changed to perpendicular to increase the available parking spaces in these areas.  It is requested that where grasscrete is considered appropriate, careful consideration is given to the choice and quality of the materials.  It is acknowledged that such provision would likely be subject of a separate planning application in due course.
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