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1
1.1

Introduction
Background

Three Rivers District Council (TRDC) are in the early stages of preparing a single Local Plan which will
replace the Core Strategy (adopted on 17th October 2011), the Development Management Policies
Local Development Document (adopted on 26th July 2013) and the Site Allocations Local
Development Document (adopted on 25th November 2014). The Core Strategy was developed and
adopted prior to the introduction of the National Planning Policy Framework (NPPF) and the update
will therefore need to take account of the new policy landscape introduced by the NPPF in March
2012.
The new Local Plan will incorporate strategic policies, development management policies and site
allocations into a single document.
During its preparation this Local Plan must be subject to both Sustainability Appraisal (SA) and
Strategic Environmental Assessment (SEA) under the ‘Planning and Compulsory Purchase Act’ (2004)
and ‘The Environmental Assessment of Plans and Programmes Regulations’ (2004)1 respectively.
Both the SA and the SEA processes help planning authorities to fulfil the objective of contributing to
the achievement of sustainable development in preparing their plans through a structured
assessment of the Plan against key sustainability issues.
This Sustainability Appraisal Working Note has been produced to accompany the Issues and Options
and Call for Sites Consultation in order to provide an assessment of the likely environmental, social
and economic effects of the various options being considered.
Independent consultants TRL Ltd have been appointed by Three Rivers District Council to undertake
Sustainability Appraisal (SA) and Strategic Environmental Assessment (SEA) in support of the new
Local Plan.

1.2

The SA/SEA Process

The process for undertaking SA of Local Plans is summarised in Figure 1-1.
During Stage A of the process a scoping exercise was undertaken in order to identify the key issues
and opportunities within the District, which can then inform the development of the new Local Plan,
and to develop the SA/SEA methodology for undertaking the assessment of the Local Plan. A Scoping
Report was then prepared and published for consultation from 12th May to 16th June 2017.
Following that consultation the Scoping Report has been updated to take on-board comments
received. The updated Scoping Report Update (July 2017) provides a summary of the consultation
responses received along with an explanation of how each comment has been taken into account.
The Scoping Report Update is available on the Council’s website at the following link:
http://www.threerivers.gov.uk/egcl-page/new-local-plan

1

This regulation implements European Directive 2001/42/EC, known as the Strategic Environmental
Assessment (SEA) Directive

FINAL

2

280717

Issues and Options SA Working Note July 2017

This SA Working Note forms part of Stage B of the SA/SEA process.
Figure 1-1: Relationships between Local Plan preparation and SA processes
(Source: Planning Practice Guidance, 2016)
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The framework of SA objectives provided in the Scoping Report, which was updated as a result of the
consultation, has been used in the assessment undertaken during the development of this SA
Working Note.
This new round of Sustainability Appraisal involves the assessment of a range of options that are
being considered as part of the development of the new Local Plan that has been necessary in order
to take account of changes to the planning system through the Localism Act 2011 and publication of
the NPPF. This new system differs from that in place when the Core Strategy was developed as it
requires an assessment of local housing needs rather than reliance on targets in Regional Spatial
Strategies (RSS) which were derived on the basis of urban capacity. This has necessitated the
consideration of a range of options relating to housing numbers, as well as the assessment of
options for distributing development across the District.
The SA will help to inform this new phase of planning by assessing the various options being
considered, in terms of the number of new houses to be provided and the options relating to the
distribution of the housing, affordable housing provision, employment sites, transport, and
sustainability and climate change.

1.3

Habitats Regulations Assessment

The Council is required by legislation to undertake a Habitats Regulations Assessment (HRA) on the
Local Plan, in order to determine whether there may be ‘likely significant effects’ on European Sites
of importance for nature conservation from the Local Plan, either alone or in combination with other
plans or projects.
Within Three Rivers there are no European Sites, however the HRA needs to also consider the
potential for effects on European sites in neighbouring areas, the closest such site being the
Burnham Beeches Special Area for Conservation (SAC), which lies within 8km of the District.
Whilst the HRA for the previous plan did not identify any significant issues for European sites, for this
new round of Local Plan development a new HRA will need to be undertaken in order to determine
whether this remains the case. The new HRA will be informed by the previous HRA undertaken for
the Core Strategy.
The HRA will be undertaken as a separate process to the SA/SEA, and reported separately. However
there are links between the two assessments and one will inform the other.
At this Issues and Options stage there is not the necessary level of Plan detail to undertake HRA.
Instead, the process will be initiated during the development of the Local Plan Preferred Options.
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2

Sustainability Issues and SA Framework of Objectives

2.1

Key environment and sustainability issues within the District

During Stage A, the review of plans and programmes affecting the District, and the collation of the
baseline data informed the identification of a series of environmental problems or issues that could
be addressed by, or affect the strategies and measures developed in the Local Plan. Such issues,
problems and opportunities have been identified through:


Review of relevant policies and plans;



Review of the baseline data; and



Responses to the Scoping Report consultation.

The sustainability issues were identified during the scoping in May 2017, and have since been
revised in light of updated baseline data in July 2017 and taking account of comments received
during the consultation on the Scoping Report (May - June 2017). Table 2-1 presents the key
sustainability issues and opportunities for Three Rivers.
Table 2-1: Key sustainability issues and opportunities
Biodiversity, including flora and fauna, and Geodiversity


Although the SSSIs are considered to be within or close to Natural England PSA targets, they may be under pressure
due to the high housing targets the district should fulfil.



Protect and improve existing habitats, including buffer areas, migration routes, stepping stones and landscape
features which could potentially be of major importance for wildlife.



Enhance Green Infrastructure at a local level and a strategic level with neighbouring authorities.



Compensate features lost to development where loss is completely unavoidable.



Local Plan to promote the use of management agreements for designated sites, where this can be linked to
development.



Minimise fragmentation of wildlife habitats as a result of development.

Climatic factors


Carbon emissions per capita for Three Rivers are above the regional average and national average; however they
were lower in 2014 than they were in 2005.



Greenhouse gas emissions are likely to lead to significant climate changes which could have significant implications
for other aspects of quality of life.



The future climate in Hertfordshire is predicted to become warmer, with drier summers and wetter winters.



Increased river and surface water flood risk.



Development proposals could exacerbate flooding elsewhere in catchment and this needs to be avoided by adopting
the sequential approach to site selection advocated in the NPPF.



Promote the use and generation of renewable energy and promote energy efficiency.



Implement Sustainable Drainage Systems - porous surfaces, greenspace, wetlands, flood storage areas, urban
forestry to help manage some of the effects from climate change.



Opportunity to decrease greenhouse gas emissions through reduced reliance on the private car.

Air quality


Whilst overall levels of pollutants are low across the District, there is still an area around junction 18 of the M25
where annual mean nitrogen dioxide concentrations are being monitored for exceedances of the relevant Air Quality
Objective.



Increased air pollution from a growth in traffic and congestion is likely in the District.

FINAL

5

280717

Issues and Options SA Working Note July 2017



Ensuring that potentially polluting processes incorporate pollution minimisation measures.



Ensuring that potentially polluting developments are not located close to sensitive developments (e.g. care homes,
schools etc.) or in areas of existing poor air quality.



Ensuring that sensitive developments are not located in areas of poor air quality.



Promoting the development of Green Travel Plans.



Improving cycle and pedestrian routes and links and cycle parking facilities to encourage the use of non-motorised
transport.



Promoting low emission vehicles, such as through the provision of electric vehicle charging infrastructure.



Reducing the need to travel through developing in sustainable locations

Landscape and Townscape


Three Rivers falls into three Landscape Character Areas: ‘Northern Thames Basin’, ‘Thames Valley’ and ‘Chilterns’.



Light pollution is rapidly increasing and tranquillity is rapidly decreasing in the East of England. This should be
monitored and new lighting should be designed and selected that minimises light pollution.



Recognise the value of all landscapes, not only designated sites and ensure that landscape proposals for development
schemes reflect local landscape character.



Ensure that that the character, diversity and local distinctiveness of all the landscapes of the District are maintained,
enhanced or restored, including the Chilterns AONB.



Preserve, and appropriately manage development within, the Green Belt.



Ensure that access to landscape character areas is socially inclusive.

Historic Environment


The historic built environment, including heritage assets, is under pressure from development and regeneration and
associated traffic congestion, air quality and noise pollution This puts heritage assets at risk of neglect or decay. The
threat of infilling and replacement with new buildings and the erosion of historic features in the public realm need to
be carefully mitigated and managed.



Recognise the importance of cultural heritage and archaeological features and the importance of regenerating and
re-using important buildings, particularly those listed as ‘buildings at risk’.



The historic environment can make a significant contribution to the success of development. Opportunities to
conserve and enhance the historic environment including designated and non-designated heritage assets and their
settings should be sought where possible through sustainable development proposals.



Be proactive in preparing development briefs to renew, restore and redevelop neglected and deteriorating sites of
historic character.



Ensure there are strong and robust design standards for new development that respect cultural heritage of the
development area.



Access to heritage assets, including building, monuments and historic parks and gardens is linked to improved health
and wellbeing



Development may result in significant loss or erosion of the landscape or townscape character or quality, which is
likely to also have significant impact (direct and or indirect) upon the historic environment and people’s enjoyment of
it.

Material Assets


Waste production and disposal is a growing problem. Production of waste and disposal of this waste is becoming
increasingly difficult, with diminishing numbers of suitable sites for landfill disposal. Hertfordshire as a county is
having to use sites in Buckinghamshire and Oxfordshire in order to meet its needs. There is however, an increasing
move towards ERF facilities rather than landfill.



There is the opportunity to promote the use of renewable resources, protect natural resources and reduce waste.



Supporting a reduction in the amount of waste deposited in landfill.



Supporting alternative methods of waste management, e.g. minimisation and recycling by incorporating facilities
within development schemes.



Encouraging re-use and recycling of construction waste in development schemes through the use of planning
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conditions.


Promoting development on previously developed land and maximise the efficient use of land.



Three Rivers District Council and the other Local Planning Authorities will need to continue to consult with Thames
Water about the phasing and planning of future development within the Maple Lodge WwTW catchment area to
ensure they can investigate, plan and secure appropriate funding for the construction of any necessary
infrastructure.



The District’s location in the sand and gravel belt needs to be taken into consideration when planning for new
development.

Soils


Soils in the District are vulnerable to groundwater contamination and erosion of chalk soils. Overland flow is also a
main risk in the south. Farmed land here is the north of Three Rivers is vulnerable to pollution run-off and rapid
through-flow to streams; with the potential to trigger erosion.



There is the potential for soil loss, compaction and degradation as a result of new development.



Protecting the best and most versatile agricultural land.



Promoting good soil handling practices.



Encouraging development on previously developed land.

Water


There are some issues with ecological river water quality in Three Rivers.



Over abstraction of water resources is an issue in the region. The Chilterns Chalk Streams are particularly susceptible
to over abstraction.



Some areas of Three Rivers are at risk from flooding. The functional flood plans of the Chess Valley and the Colne
Valley should be protected.



There are issues relating to the future capacity of waste water treatment works serving the area.



Considering overall siting of development schemes in order to minimise potential effects on water quality.



Taking account of groundwater resources and sensitivities (e.g. source protection zones) when allocating sites for
development.



Encouraging the use of Sustainable Drainage Systems in new developments to minimise negative effects on river
quality.

Population


Despite the relatively low levels of deprivation in the District as a whole, there are however small pockets of more
deprived areas within Three Rivers, particularly around South Oxhey.



Take account of an increasing population.



Take account of an ageing population.



Tackle issues of deprivation in certain areas of the District.



Ensure adequate housing, facilities and infrastructure whilst protecting and enhancing the local environment.



Use planning obligations to help secure an appropriate range of facilities.

Health and Wellbeing


Need to address health inequalities.



Demand for healthcare in the District is likely to increase as the population increasing, particularly the number of
elderly residents.



Priorities in Three Rivers are to increase levels of physical activity in adults and reduce levels of obesity, to reduce the
prevalence of smoking and to help the expanding older population keep healthy.



Three Rivers’ increasing population will lead to additional pressure on secondary healthcare services in the District
and also the County as a whole. The increasing proportion of older people in the District’s population is also likely to
have put pressure on secondary healthcare needs, as they are likely to utilise healthcare services more than others.



Encourage sustainable transport modes and healthy forms of travel and exercise, e.g. walking/cycling and access to
leisure and recreational facilities.



Encourage the provision of convenience stores that provide fresh produce in accessible locations and explore using
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planning obligations to help secure an appropriate range of facilities.


Designing out crime by improving the urban environment. This may be through redevelopment or adding additional
security features such as CCTV and improved lighting.



Developing community activities and facilities that can divert people away from crime, improve tolerance and
prevent anti-social behaviour.

Housing


The District's population is changing with growing numbers of elderly residents forecast as a result of increased life
expectancy. While this will add to the number of one person households and the population in communal homes,
there is also evidence of an increase in the number of young children and more sharing. The past long term trend of
declining household size has slowed significantly.



The price of housing compared to earnings is an issue.



Meeting needs of Gypsy and Traveller communities even when they no longer choose to travel. Providing a more
settled base for Gypsies and Travellers, enables these communities to have better access to key services (health,
education and employment).



Ensuring the provision of a range of housing types to satisfy demand including affordable housing and mixed use
developments and a range of housing types of varying sizes.



Additional growth is likely to increase the pressure on affordable house in the District. This needs to be addressed to
ensure the future prosperity of the area.



Provision of affordable housing in accessible locations.



Ensuring appropriate housing provision for the elderly and disabled population, e.g. through independent living
housing, Life-long homes and appropriate forms of affordable housing.



Ensuring that such housing is located near to the necessary services and facilities and public transport.

Transport and Accessibility


Pressures due to population growth which leads to increasing levels of traffic, which in turn exacerbates congestion,
particularly during peak times.



All the key roads in southwest Hertfordshire are under pressure from heavy levels of traffic, and associated
congestion, which as adverse effects on air quality, quality of life and the local economy.



Only 6% of all new residential developments in 2016 were within 30 minutes public transport time of a hospital.
Improving bus services to the Watford General Hospital should help to improve access for Three Rivers’ residents.



Use planning obligations to secure improvements to public transport.



Providing and maintaining safe and available infrastructure for healthy pursuits – cycle ways, dedicated walkways.



Encourage sustainable transport modes through the requirement for green travel plans in large new developments.



Expansion of Luton Airport could put increased pressure on M25 and M1, motorway junctions and wider road
network.



Provision of infrastructure to enable the increased use of sustainable modes of transport (e.g. cycle parking facilities,
electric vehicle charging points).



Make developments permeable to provide improved opportunities for walking and cycling.

Economy, employment and education


Maintaining a strong employment base is essential for the future prosperity of the area.



Providing a range of employment sites, including ones that will be attractive to inward investment.



Providing incubator units and units with shared facilities, e.g. reception and meeting facilities etc. Local Plan to
identify suitable locations.



Providing a range of employments sites that will be attractive to knowledge based industries.



Supporting employment opportunities in higher value activities, e.g. knowledge based industries.



Ensuring provision of a range of education facilities. Planning obligations should be used to enhance existing
educational facilities, including allocating land for new schools where required. Increasing provision for secondary
school places is particularly important as there is a shortage in the District from 2017/18 to 2026/27.



Providing facilities and services to support the improvement of GCSE attainment in schools.
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Informed by the issues identified, a framework of SA/SEA objectives has been developed covering a
range of environmental, social and economic topics. It is similar to that used during the SA/SEA of
the Core Strategy, Development Management Policies DPD and Site Allocations DPD, but with some
modifications in order to simplify and to fill some gaps in the previous framework.
The main objectives (shown below) are supported by a series of sub-objectives which provide
greater detail on the issues to consider during the assessments. The full SA/SEA Framework is
presented in Appendix A.

The SA/SEA Objectives against which the options have been assessed are as follows:
SA1. To protect, maintain and enhance biodiversity and geodiversity at all levels
SA2. To protect, maintain and enhance water resources (including water quality and quantity)
SA3. To reduce flood risk
SA4. Reduce greenhouse gas emissions and adapt to the effects of climate
SA5. Achieve good air quality, especially in urban areas
SA6. Make efficient use of land and protect soils
SA7. To use natural resources, both finite and renewable, as efficiently as possible, and re-use finite resources or
recycled alternatives wherever possible
SA8. To identify, maintain and enhance the historic environment and cultural assets
SA9. To conserve and enhance landscape and townscape character and encourage local distinctiveness
SA10. To improve the health and wellbeing of the local population
SA11. To develop in sustainable locations
SA12. To improve community cohesion through reducing inequalities, promoting social inclusion and reducing
crime and the fear of crime
SA13. Ensure that everyone has access to good quality housing that meets their needs
SA14. Achieve sustainable levels of prosperity and economic growth
SA15. To ensure local residents have employment opportunities and access to training

These SA objectives will be used to structure and inform the assessment of the Local Plan through all
stages of its development.
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3

Assessment of the Vision and Plan Objectives

3.1

Introduction

A compatibility assessment between the SA objectives and the Local Plan vision and objectives has
been undertaken in order to identify whether there are any incompatibilities or tensions between
certain objectives. Where potential incompatibilities are identified these will need to be taken into
account when undertaking the assessment process and appropriate mitigation measures or
alternative approaches considered in the Local Plan.

3.2

Methodology

The following table provides an explanation of the symbols used in the compatibility assessment.
Symbol

3.3

Compatibility

+

Objectives compatible

0

Objectives not related

-

Objectives incompatible

?

The objective relationship is unknown or is dependent on implementation

Local Plan Vision and Objectives

As part of the new Local Plan process, Three Rivers District Council has drafted a new Vision and
Objectives for the new Local Plan. The Vision forms the critical starting point for the new Local Plan.
It encompasses the aims and aspirations for the District up to 2032, whilst the strategic objectives
set out how the Vision should be achieved.
The draft Vision and Objectives of the emerging Local Plan have been informed by the existing Core
Strategy and existing/emerging evidence from various studies and high level strategies. The Vision
and Objectives will be refined as options are developed and feedback is received from consultation
representations.
The proposed Vision for local planning in the Three Rivers District to 2032 is that:
Looking forward to 2032, Three Rivers will be recognised as a highly desirable, prosperous
and outward looking-District where people want, and are able, to live and work.
We will endeavour to protect the character of the area, whilst delivering the high quality
homes, jobs and infrastructure that will provide access to good services and facilities for all.
The Vision is supported by the following objectives which will underpin the policies in the Plan:
1. Provide for a range of high quality new homes within the District to meet local needs and
increase the provision of affordable housing.
2. Secure economic prosperity within the District by providing a network of employment
allocations that continues to meet the current and future needs of businesses.
3. Ensure that new development makes best use of Previously Developed Land (PDL).
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4. Ensure that necessary infrastructure and services are integrated within new developments
where appropriate.
5. Support the viability, vitality and variety of shops and services within the District’s main
settlements and villages.
6. Encourage active modes of travel and enable the integration of sustainable transport within
new developments.
7. Reduce the need to travel by locating development in sustainable and accessible locations.
8. To conserve and enhance the historic environment and resist the loss of, or damage to,
heritage assets.
9. Continue to tackle climate change and reduce the impacts on the environment by
encouraging reductions in carbon emissions, waste, pollution, energy and water
consumption and promoting the use of renewable energy and sustainable building materials.
10. Provide opportunities for leisure, arts, sport and recreational activities within the District.
11. Provide a coherent network of Green Infrastructure that will continue to support the natural
environment along with human health and wellbeing.
12. To conserve and enhance the corridors of the River Chess, Colne and Gade and the Grand
Union Canal.
13. Promote safety and security as a high priority in the design of new developments, in order to
create attractive and safe places in which to live and work.
14. Meet the demands of an ageing population whilst ensuring the District remains attractive
and accessible to younger people.

3.4

Compatibility Assessment

The findings of the compatibility assessment are provided in Table 3-1.
The proposed Vision for local planning in Three Rivers District sets a general aspiration for how
development in the district will meet the needs of the population whilst at the same time protecting
the character of the district. This Vision has therefore been identified as being compatible with the
social and economic SA objectives, however there is uncertainty against the environmental SA
objectives as in order to deliver the new development required to meet the needs there could be
impacts on the environment – much will be dependent on the type, scale location and design of the
new development and associated infrastructure. For the same reason uncertainties exist between
the Local Plan objectives relating to homes and employment.
In general the remaining Local Plan objectives are either compatible with the SA objectives or have
no relationship. However there are some additional uncertainties relating to the Local Plan
objectives which cover infrastructure, reducing environmental impact and leisure and recreation.
These uncertainties have been identified as there could be the potential for new infrastructure,
renewable energy schemes and leisure facilities to have some impacts on the historic environment,
landscape and townscape and biodiversity.
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Table 3-1: Compatibility assessment between the SA objectives and the Local Plan vision and
objectives

SA1 Biodiversity and geodiversity

SA2 Water quality/quantity

SA3 Flood risk

SA4 Climate change

SA5 Air quality

SA6 Soils

SA7 Resource efficiency

SA8 Historic environment

SA9 Landscape and townscape

SA10 Health and wellbeing

SA11 Sustainable locations

SA12 Community cohesion

SA13 Housing

SA14 Sustainable prosperity

SA15 Employment and skills

SA Objectives (abridged)

Vision

?

?

?

?

?

?

?

+

+

+

?

+

+

+

+

1. Homes

?

?

?

?

?

?

?

?

?

+

0

+

+

0

0

2. Employment

?

?

?

?

?

?

?

?

?

0

0

+

0

+

+

3. PDL

+

0

0

0

0

+

0

0

+

0

0

0

0

0

0

4. Infrastructure

?

0

0

0

0

0

0

?

?

0

0

0

0

+

0

5. Shops/Services

0

0

0

0

0

0

0

0

0

+

0

+

0

+

+

6. Sust. Transport

0

0

0

+

+

0

0

0

0

+

0

0

0

0

0

7. Reduce travel

0

0

0

+

+

0

0

0

0

+

+

0

0

0

0

8. Historic Env.

0

0

0

0

0

0

0

+

+

+

0

0

0

0

0

9. Reduce Env. Imp.

+

+

0

+

+

+

+

?

?

+

0

0

0

0

0

10. Leisure/Rec.

?

0

0

0

0

0

0

?

?

+

0

+

0

0

0

11. Green Inf.

+

+

+

+

+

+

0

0

+

+

0

0

0

0

0

12. Blue Inf.

+

+

+

+

+

0

0

0

+

+

0

0

0

0

0

13. Safety/Security

0

0

0

0

0

0

0

0

0

+

0

+

0

0

0

14. Ageing Pop.

0

0

0

0

0

0

0

0

0

+

0

+

0

0

0

New Local Plan
Vision & Objectives
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4
4.1

Assessment of the Options
Introduction

As described in Section 1.2, as part of the consultation on Issues and Options the Council are
considering options relating to the topics of: scale and distribution of new housing; levels and types
of affordable housing provision; employment sites; transport; and sustainability and climate change.
The assessments of the options provided under each of these topics are detailed in Appendix B.
Summaries of those assessments are provided in Sections 4.2.1 to 4.7 below.

4.2

Methodology

For the Local Plan options an assessment has been undertaken, with each option v SA objective
relationship being ‘scored’ using the significance criteria shown in Figure 4-1. The assessment scoring
is supported by an assessment commentary to provide the rationale behind the score allocated.

Significance
Assessment

Description



The option is likely to have a significant positive effect



The option is likely to have a positive effect which is not significant

?

Uncertain – It is uncertain how or if the option impacts on the SA/SEA
objective

−

Neutral – The option is unlikely to impact on the SA/SEA objective



The option is likely to have a negative effect which is not significant



The option is likely to have a significant negative effect

+/-

The option is likely to have some positive and some negative effects, none
of which are significant
Figure 4-1: Significance criteria

4.2.1

Assessment Uncertainty

Many of the options that have been included in the Issues and Options consultation are high level
‘principles’ and none of the options provide any location specifics. This means that a lot of
uncertainty has been identified in the assessments.
A greater level of certainty will be possible as the Local Plan is developed further and more detail is
provided in relation to the strategies, policies and site allocations. The SA of the Preferred Options
will use a more detailed assessment methodology which also considers the geographical scope of
effects (local, regional or national), temporal scope (short, medium or long term), permanence
(temporary or permanent). The assessment will also consider cumulative/synergistic effects, crossboundary effects and interrelationships between the SA objectives.
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4.3

Housing

4.3.1

Housing Need

The following options have been proposed in relation to housing need:
1. Plan for a housing target that is 20% below the 514 dwellings per annum OAN for Three
Rivers District. This equates to an annual figure of 411 dwellings per annum over a 15 year
period from 2017 to 2032
2. Plan for the full OAN figure of 514 dwellings per annum over a 15 year period from 2017 to
2032
3. Plan for a housing target that is 20% above the 514 dwellings per annum OAN for Three
Rivers District. This equates to an annual figure of 617 dwellings per annum over a 15 year
period from 2017 to 2032.
Options 1, 2 and 3 are mutually exclusive. The findings of the assessment can be summarised as
follows:

SA5 Air quality

SA6 Soils

SA7 Resource efficiency

SA8 Historic environment

SA9 Landscape

SA10 Health and wellbeing

SA11 Sustainable locations

-









?



?

?

2. 514 dpa



?

-









?







?

-









?



?

?

3. 617 dpa





?





SA15 Employment

SA4 Climate change

?

SA14 Economy

SA3 Flood risk



SA13 Housing

SA2 Water

1. 411 dpa

SA12 Community cohesion

Option

SA1 Biodiversity

SA Objectives





?













The level of growth proposed under Option 1 would result in less adverse effects on the
environment, that are inevitably associated with new development, when compared with the higher
levels of growth under Option 2 and 3. This would particularly be the case for any development that
takes place on greenfield sites (e.g. effects on local landscapes, soil sealing, natural resource use,
increased waste, and increased emissions to air). Option 3 would result in the greatest level of such
adverse effects given the larger amount of land that would be required to deliver the development.
However, the larger developments that might result from the higher growth levels could provide
opportunities for environmental enhancements that might not be possible with the lower growth
levels due to the smaller areas involved. It should also be noted that the effects will be very
dependent on the location and characteristics of the sites selected to deliver the housing growth, as
well as the controls provided by the other policies in the Local Plan, in particular the development
management policies. Potential sites will be assessed during a later stage of the SA process at which
point the current high levels of uncertainty will be reduced. At this current stage in the SA no
significant effects have been identified in relation to the environmental objectives.

FINAL

14

280717

Issues and Options SA Working Note July 2017

From a social and economic point of view, the lower level of growth under Option 1 would limit the
success of meeting a number of the social and economic SA objectives. The needs of the local
community for new housing, particularly affordable housing, will not be met and therefore a minor
adverse effect has been predicted, compared to a minor positive for Option 2 which will meet the
OAN and a significant positive effect for Option 3 which would exceed the OAN. The lower levels
under Option 1 could result in increased levels of out-migration to neighbouring areas. This would in
turn have implications for the viability of existing services and facilities in the District and reduce the
vitality of the town and village centres.
Whilst the higher levels of growth have been found to perform better against the social and
economic objectives, there could be issues if the growth puts pressure on the District’s existing
services (for example, schools and healthcare) and infrastructure and in so doing adversely affects
the current residents. In order to avoid such issues new development in the District will need to be
accompanied by new or expanded services and infrastructure.

4.3.2

Housing Growth

The following options have been proposed in relation to the distribution of housing growth:
1. Concentrate new development within existing urban areas
2. Allow infilling and extensions to villages
3. Increase the density of development (taller buildings, smaller houses, smaller gardens)
4. Plan for extensions to existing settlements
5. Plan for a new settlement or settlements
6. Mixture of all the above.
Whilst Option 6 is based on a mix of the other options, Options 1 to 5 themselves are not mutually
exclusive but could be taken forward in combination. The findings of the assessment can be
summarised as follows:
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Option

SA1 Biodiversity

SA2 Water

SA3 Flood risk

SA4 Climate change

SA5 Air quality

SA6 Soils

SA7 Resource efficiency

SA8 Historic environment

SA9 Landscape

SA10 Health and wellbeing

SA11 Sustainable locations

SA12 Community cohesion

SA13 Housing

SA14 Economy

SA15 Employment

SA Objectives

1. Concentrate in existing
urban areas



-

-



?

?

-

?

?





-

-

?



2. Infilling and extensions
to villages

?

-

-

?

?

?

-

?

?

?

-

-

-

?

?

3. Increased density



-

-

?

?



-

?

?



-

-

-

?

?

4. Extensions to
settlements



-

-

?

?



-

?



?

?

-

-

?

?

5. New settlement(s)



-

-

?

?



-

?



?

?

-

-

?

?

6. Mixture of all

?

-

-

?

?

?

-

?

?

?

?

-

-

?

?

As with many of the assessments of these high level options there is a large amount of uncertainty
associated with the assessment of the housing growth options given that the assessments have been
undertaken with no specific locations being considered. In particular for Option 6 (‘Mixture of all’)
the effects will be dependent on how the mix is made up and there is therefore no certainty in the
assessment for that option.
Option 1 has been found to be the most sustainable as it would reduce the need to develop on
greenfield sites (which has associated potential adverse effects) and it would also reduce the need to
travel, which should have positive effects in terms of greenhouse gas emissions and air quality, as
well as enabling active travel modes. However Option 1 on its own would not be able to deliver the
level of housing growth for the District that has been identified by the SHMA and will therefore need
to be part of a mix of options.
A high level of uncertainty has been identified in relation to Option 2 as much will be dependent on
the location and character of the villages chosen for such development as well as the sites chosen
within those villages.
Option 3 differs from Options 1, 2, 4 and 5 in that it is more of a ‘principle for development’ rather
than relating to the location for development that forms the basis of the other options. Again,
effects would be dependent on the location of the higher density development.
Options 2, 4 and 5 could all involve the release of Green Belt greenfield land, with some inevitable
adverse effects associated with such development. However, the larger developments that would
result under these two options could provide opportunities for environmental enhancements (e.g.
green infrastructure) that might not be possible from the lower levels, as well as providing new
facilities and services and new opportunities for recreation for both existing and new populations.
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4.4

Affordable Housing

The following options have been proposed in relation to affordable housing:
1. All new developments of 10 or more net dwellings to provide 45% affordable housing and all
new developments between one to nine net dwellings to provide either 45% affordable
housing or if appropriate, a commuted payment towards off-site provision
2. All new developments of 10 or more dwellings to provide 55% affordable housing and all
new developments between one to nine net dwellings to provide either 55% affordable
housing or if appropriate, a commuted payment towards off-site provision
3. All new developments of 10 or more net dwellings to provide 60% affordable housing and all
new developments between one to nine net dwellings to provide either 60% affordable
housing or if appropriate, a commuted payment towards off-site provision
4. Provide a percentage figure into the individual types of affordable housing that should be
provided (social rented, affordable rented, intermediate housing, private rent housing,
discounted market sales housing and starter homes2) on sites that provide one to nine net
dwellings, and ten or more net dwellings.
Options 1, 2 and 3 are mutually exclusive, whilst Option 4 is more of a procedural option. The
findings of the assessment can be summarised as follows:

Option

SA1 Biodiversity

SA2 Water

SA3 Flood risk

SA4 Climate change

SA5 Air quality

SA6 Soils

SA7 Resource efficiency

SA8 Historic environment

SA9 Landscape

SA10 Health and wellbeing

SA11 Sustainable locations

SA12 Community cohesion

SA13 Housing

SA14 Economy

SA15 Employment

SA Objectives

1. 45%

-

-

-

-

-

-

-

-

-



-





-

-

2. 55%

-

-

-

-

-

-

-

-

-



-





-

-

3. 60%

-

-

-

-

-

-

-

-

-



-





-

-

4. % for individual types

-

-

-

-

-

-

-

-

-

-

-

-

/?

-

-

For all the environmental objectives and some of the social and economic objectives there are no
effects predicted in relation to the options for affordable housing provision as the options are
focused on a specific issue which does not affect many SA objectives.

2

As stated previously, the Government has indicated in the Starter Homes Regulations-Technical Consultation,
published in March 2016, that a starter home requirement of 20% of all homes delivered on a residential
development would be viable on an average development of 10 units or more or 0.5ha or more.
https://www.gov.uk/government/Starter_homes_regulations_technical_consultation.pdf.
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For Options 1, 2 and 3 minor positive effects have been identified against the SA objectives covering
‘health and wellbeing’ (SA10) and ‘community cohesion’ (SA12) as the provision of affordable
housing at levels at least as high as that in the Core Strategy will help to meet these objectives
through helping to meet the needs of those who cannot compete in the local housing market.
Significant positive effects have been identified for Option 3 in relation to the SA objective for
‘housing’ (SA13) as it provides a substantial increase to the level of affordable housing provision
included in the current Core Strategy and would go a long way towards meeting the demand of 69%
affordable housing identified in the SHMA (2016). It would still result in a slight shortfall in supply,
although it should be noted that delivering this percentage of affordable housing would have issues
in terms of the economic viability of delivering the new developments and would therefore not be a
reasonable alternative.
Option 4 is more of a procedural option, which without any detail being provided on the split of
affordable housing types to be delivered has been difficult to assess. Whilst the option provides a
mechanism for the identified need of different types of affordable housing to be met, and has
therefore been given a positive ‘score’ in relation to SA13 (housing), the actual effect of this option
on the SA objective will be dependent on whether the allocated percentage figures for each
affordable housing type meet their respective demand.

4.5

Employment

The following options have been proposed in relation to employment:
1. Continue safeguarding the existing allocated employment areas so they can continue to be a
focus for jobs growth only
2. Extend existing employment areas for employment use
3. Continue safeguarding the existing allocated employment areas and allocate an additional
8.6ha of land for office-based uses and warehousing, in accordance with the employment
land requirements outlined in the South West Hertfordshire Economic Study
4. Continue safeguarding the existing allocated employment areas and allocate an additional
8.6ha of land, but allow conversion to residential uses with the need for planning permission,
to ensure a satisfactory form of development
5. Continue safeguarding the existing allocated employment areas, and allocate an additional
8.6ha of land, but allow the development of mixed use schemes (mix of employment,
residential, retail, leisure uses) within existing employment areas.
Options 1 to 5 are mutually exclusive. The findings of the assessment can be summarised as follows:
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Option

SA1 Biodiversity

SA2 Water

SA3 Flood risk

SA4 Climate change

SA5 Air quality

SA6 Soils

SA7 Resource efficiency

SA8 Historic environment

SA9 Landscape

SA10 Health and wellbeing

SA11 Sustainable locations

SA12 Community cohesion

SA13 Housing

SA14 Economy

SA15 Employment

SA Objectives

1. Continue safeguarding

-

-

-

?

-

-

-

-

-

-



-

-





2. Extending existing

?

-

-

?

-



-

?

?

-



-

-





3. Continue safeguarding
plus 8.6ha for office
based/ warehousing

?

-

-

?

-



-

?

?

-



-

-





4. Continue safeguarding
with additional 8.6 ha
and potential for some
conversion to
residential

?

-

-

?

-



-

?

?

-



-







5. Continue safeguarding
with additional 8.6 ha
and potential for some
conversion to mixed
use

?

-

-

?

-



-

?

?

-



-







As with the other spatial options considered as part of this Issues and Options consultation the
assessment of the employment options has been undertaken without any specific locations having
been proposed. As a result there is much uncertainty in the assessments as many of the effects
would be location dependent / specific as well as being dependent on the controls provided by the
other policies in the Local Plan, in particular the development management policies.
All of the options score positively against the ‘economy’ (SA14) and ‘employment’ (SA15) objectives,
as at a minimum they will safeguard existing employment land from being redeveloped for other
uses. For Options 2 and 3 which would increase the amount of employment land to meet the need
identified in the South West Hertfordshire Economic Study (2016), these positive effects have been
predicted to be significant, whilst for Option 1, which would safeguard existing sites but not allocate
additional employment land the effects are minor positive. Minor positive effects have also been
identified for Option 4, as whilst it would safeguard existing sites and allocate an additional 8.6ha it
would also allow for some existing employment areas to be converted to residential use, subject to
planning permission, which would reduce the District’s total employment land area. Option 5 would
safeguard existing sites and allocate an additional 8.6ha but would also allow for some existing
employment areas to be converted to mixed use development. Whilst this would result in some
existing employment land loss, given that the mixed use development would incorporate some
employment use a significant positive effect has been found for this option.
For Options 2, 3, 4, and 5, which would extend existing sites or allocate new sites, uncertainty has
been identified for several of the environmental objectives as the effects will be dependent on the
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locations chosen for new / extended developments. All four of these options have been identified as
having a minor negative effect on soils (SA6) as they will result in some soil loss and sealing from the
new development.

4.6

Transport

The following options have been proposed in relation to transport:
1. Ensure that all new development is designed to enable the use of sustainable modes of
transport where possible
2. Reduce the need to travel by locating housing development near existing services/ facilities
3. Reduce the need to travel by providing services/facilities within settlements
4. Ensure new development provides services/facilities, along with improved transport links.
Options 1, 2, 3 and 4 are not mutually exclusive. The findings of the assessment can be summarised
as follows:

SA10 Health and wellbeing

SA11 Sustainable locations

SA12 Community cohesion

SA13 Housing

SA14 Economy

SA15 Employment

in new developments

SA9 Landscape

4. Provide services & links

SA8 Historic environment

settlements

SA7 Resource efficiency

3. Provide services within

SA6 Soils

existing services

SA5 Air quality

2. Locate housing near

SA4 Climate change

sustainable modes

SA3 Flood risk

1. Design to enable use of

SA2 Water

Option

SA1 Biodiversity

SA Objectives

-

-

-





-

-

-

-





-

-

-

-

-

-

-





-

-

-

-





-

-





-

-

-





-

-

-

-





-

-





-

-

-





-

-

-

-





-

-





The four options are related to sustainable transport in one or more ways, through reducing the
need to travel by locating housing close to services and vice-versa (Options 2, 3 and 4); enabling the
use of sustainable modes of travel (Option 1); and improving transport links in new developments
(Option 4). This has resulted in positive effects being identified for all the options against the SA
objectives for ‘climate change’ (SA4), ‘air quality’ (SA5), ‘health and wellbeing’ (SA10) and
‘sustainable locations’ (SA11) associated with a reduced need to travel and encouraging active
transport modes. Positive effects have also been identified for Options 2, 3 and 4 against the SA
objectives for ‘economy’ (SA14) and ‘employment’ (SA15) as the options would reduce the need for
people to travel outside the District to access services and would therefore support the local
economy.
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4.7

Sustainability and Climate Change

The following options have been proposed in relation to sustainability and climate change:
1. Ensure that new allocations for housing and other land uses in the new Local Plan are
situated only in areas where there is the least risk of flooding from rivers (Environment
Agency classification: Flood Zone 1)
2. Consider allocating additional sites other than within Flood Zone 1, provided that mitigation
measures can be put in place to the satisfaction of the Environment Agency and
Hertfordshire County Council as Lead Local Flood Authority
3. Ensure allocations within the Local Plan are located within areas where there is an
opportunity to minimise greenhouse gas emissions through alternative modes of transport
and through reducing the need to travel.
Options 1 and 2 are mutually exclusive, whilst Option 3 deals with a different issue. The findings of
the assessment can be summarised as follows:

Option

SA1 Biodiversity

SA2 Water

SA3 Flood risk

SA4 Climate change

SA5 Air quality

SA6 Soils

SA7 Resource efficiency

SA8 Historic environment

SA9 Landscape

SA10 Health and wellbeing

SA11 Sustainable locations

SA12 Community cohesion

SA13 Housing

SA14 Economy

SA15 Employment

SA Objectives

1. New development in
Flood Zone 1 only

-







-

-

-

-

-



-

-

-

-

-

-

?



?

-

-

-

-

-


/
?

-

-

-

-

-

-

-

-





-

-

-

-





-

-

-

-

2. Allocate sites other
than Flood Zone 1 with
mitigation
3. Locations which
minimise GHGs

Option 1, which would allow development only in Flood Zone Level 1, has been identified as having a
significant positive effect against the SA objective for ‘flood risk’ (SA3), which the option directly
supports. Minor positive effects have been identified against the SA objectives for ‘water’ (SA2), in
relation to avoidance of potential flood-related pollution incidents, ‘climate change’ (SA4), in
relation to adaptation to the effects of climate change, and ‘health’ (SA10), in relation to reduced
stress associated with homes being flooded.
Whilst Option 2 requires that measures can be provided to mitigate flood risk it does not perform as
well as Option 2 as the ‘non Flood Zone 1 areas’ could be more vulnerable to flooding over time as
the effects of climate change increase, with more extreme rainfall events being predicted in the
future. For this reason uncertainty has been identified in the assessments for ‘water’ (SA2) and
‘climate change’ (SA4). A minor positive effect has been identified for ‘flood risk’ (SA3) and ‘health’
SA10), although for the latter there is also some uncertainty relating to the long-term effectiveness
of the mitigation measures.
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For Option 3 significant positive effects have been identified against the SA objectives for ‘climate
change’ (SA4), as locating development in areas close to housing and/or services and providing
access to sustainable travel modes will reduce the need for car travel and reduce growth in
greenhouse gas emissions. Minor positive effects have been identified against the SA objectives for
‘air quality’ (SA5), ‘health and wellbeing’ (SA10) and ‘sustainable locations’ (SA11) as the option
would help to improve air quality, enable active travel modes and improve the vibrancy and vitality
of settlements.

5
5.1

Conclusions and Next Steps
Conclusions and Recommendations

The options that have been included in the Three Rivers Issues & Options and Call for Sites
Consultation have been assessed against the SA Objectives that were developed during the scoping
stage of the SA process. In addition, the proposed Local Plan Vision and Objectives have been
assessed for their compatibility with the SA objectives.
As the Issues & Options document does not propose any specific locations for delivery of the
different options for the levels and principles for development there is a lot of uncertainty in the
findings of the assessments. The assessments have however identified the major differences
between the options in terms of their implications for achieving the environmental, social and
economic SA objectives. It will be during the next stage of plan making, when options will be
considered for development sites to be allocated in the Local Plan, that more certainty in the
assessments as to the potential effects will be possible.
Many of the effects will be dependent on the characteristics and locations of the sites to be taken
forward, as well as on the controls placed by Local Plan policies, in particular the Development
Management policies. It will therefore be important for the policies that are included in the Local
Plan to provide the appropriate controls, taking into account where possible potential future
scenarios, for example the potential for increased flooding events and a switch towards the use of
electric vehicles.
The assessments identify that the higher the level of growth and the more greenfield sites that are
required to deliver this growth, with associated Green Belt release, the greater the likelihood for
adverse effects on the environment. However, where higher level of growth meets or exceeds the
needs identified in the studies undertaken to inform the Local Plan process there would be a greater
likelihood for positive effects against the social and economic SA objectives.
Conversely the assessments identify that the lower the level of growth, the less significant that the
potential adverse effects on the environment would be, but the social and economic benefits would
also be less significant. A balance will therefore need to be achieved in the Local Plan between
providing development to meet identified needs whilst at the same time protecting the environment.
The assessments have identified that new development, whilst potentially putting strain on existing
services and infrastructure, can also have the opposite effect by providing more services and
improved infrastructure that would be available to all the residents of the District and which could
help to resolve any current deficits. In addition large new developments need not always result in
only negative effects on the environment but could provide opportunities for enhancements, for
example by providing new green infrastructure. It will therefore be important for the policies that
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are included in the Local Plan to provide the framework and controls to ensure that such
opportunities are realised.

5.2

Next Steps

Following consultation on the Issues and Options the SA/SEA will provide input during the
development of the Preferred Options document, which is planned for consultation in June 2018.
That consultation will be accompanied by an SA Report which will provide a detailed assessment of
all the proposed policies and sites in the Preferred Options document.
The Preferred Options Local Plan will build on feedback received through this current consultation as
well as technical assessments of the sites. It will explain how and why choices regarding particular
sites have been made.
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Appendix A

SA Framework

This SA framework was originally published for consultation the SA/SEA Scoping Report which was subject to consultation from 12th May to 16th June
2017. Following that consultation the framework has been updated to take on-board comments received. The updated Scoping Report Update (July
2017) provides a summary of the consultation responses received along with an explanation of how each comment has been taken into account. The
Scoping Report Update is available on the Council’s website at the following link:
http://www.threerivers.gov.uk/egcl-page/new-local-plan

Objective

Sub-objectives / Appraisal Criteria

Site specific questions

Biodiversity, including flora and fauna, and geodiversity
1. To protect, maintain and
enhance biodiversity and
geodiversity at all levels
[Biodiversity &
geodiversity]

To protect, maintain and enhance designated wildlife and geological sites
(international, national and local) and protected species to achieve
favourable condition
To help achieve targets set by the Biodiversity Action Plan (BAP)
To support farming and countryside practices that enhance wider
biodiversity and landscape quality by economically and socially valuable
activities (e.g. grazing, coppicing, nature reserves)
To manage woodlands and other habitats of value for biodiversity in a
sustainable manner and protect them against conversion to other uses
To conserve and enhance the green infrastructure and blue
infrastructure within the District.
To recognise the social/environmental value and increase access to
woodlands, wildlife & geological sites and green spaces particularly
near/in urban areas, including encouraging people to come into contact
with, understand, and enjoy nature

Would development of the site:


provide opportunities for enhancement of
biodiversity or biodiversity gain?



avoid fragmentation & improve connectivity?



contribute to a wider green infrastructure
strategy, for example through the provision of
green walls and roofs?



protect woodlands, hedgerows, trees and
watercourses?
Is it likely that there are any protected species or
habitats on or near the site?
Would development of the site affect designated
sites?
Would development of the site impact on a
recognised site of geological / geomorphological
importance?

To consider the effects of light pollution on night flying fauna
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To recognise the potential biodiversity value of brownfield land and
identify appropriate mitigation measures
To actively seek to promote ecological connectivity between existing
greenspaces
Water
2. To protect, maintain and
enhance water resources
(including water quality and
quantity)
[Water quality/quantity]

To encourage higher water efficiency and conservation in new and
existing developments; promoting local water recycling initiatives and
rain water harvesting
To ensure water consumption does not exceed levels which can be
supported by natural processes and storage systems
To improve ecological status and flow of rivers and encourage practices
which reduce nitrate levels in groundwater
To reduce the number and severity of pollution incidents and reduce the
risks to groundwater resource from contamination

Would development of the site:


lead to positive effects on water quality



be of a sufficient size to act as an exemplar for
sustainable water management?



operate within the existing and planned
future capacities for water supply and
wastewater treatment?



enable resolution of existing wastewater
infrastructure problems?

To take account of the existing and future capacity of sewerage network
3. To reduce flood risk
[Flood risk]

To avoid developments in areas which at risk from fluvial, sewer,
groundwater flooding (for instance natural flood plains) or storm surges
while taking into account the impacts of climate change
To ensure that developments which are at risk from flooding, or are
likely to be at risk in future due to climate change, are sufficiently
adapted
To take account of additional surface water generated by new
development
To promote properly designed and maintained sustainable drainage
systems (SUDs) to reduce flood risk, surface water runoff and contribute
to improved water quality, green and blue infrastructure and function
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Is the site located outside of an area at risk from
flooding? (e.g. flood zones 3a and 3b, or areas of
known pluvial flooding)
Would development of the site:


reduce the risk of flooding to people and
property?



resolve an existing drainage problem?



involve an increase impermeable surfaces?



be at risk from flooding arising from climate
change?
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To seek opportunities for Natural Flood Management where appropriate
Climatic Factors
4. Reduce greenhouse gas
emissions and adapt to the
effects of climate
[Climate change]

To minimise greenhouse gas emissions (particularly CO2) for instance
through more energy efficient design and promoting carbon neutral
development
To enable the use of sustainable modes of transport
To promote increased carbon sequestration e.g. through increases in
vegetation cover
To encourage technological development to provide clean and efficient
use of resources
To adopt lifestyle changes which help to mitigate and adapt to climate
change, such as promoting water and energy efficiency (through for
instance higher levels of home insulation)
To promote the incorporation of renewable energy technology into all
new developments
To encourage positive attitudes towards renewable energy schemes (e.g.
biomass and wind energy)
To promote design measures which enable developments to withstand
and accommodate the likely impacts and results of climate change (for
instance through robust and weather resistant building structures

Is the site of sufficient size to act as an exemplar of
sustainable development?
Does the site location encourage sustainable modes of
travel?
Is the site located within reasonable walking distance
of public transport?
Is the site of sufficient size to provide on or off-site
CHP?
Is the site located such that it could be linked to an
existing CHP facility?


Will it develop significant renewable energy
resources?
Would development of the site:


be able to support the generation & use of
renewable resources?



be able to take advantage of passive solar gain
through orientation?



be able to minimise use of energy through
design and occupation?
Is the site suitable for promoting the use of a travel
plan?

Air Quality
5. Achieve good air quality,
especially in urban areas
[Air quality]
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To reduce transport related air quality problems
To ensure that development proposals do not make existing air quality
problems worse and where possible improve the quality

26

Would development of the site affect an AQMA or
lead to its designation?
Would development of the site be likely to improve air

280717

Issues and Options SA Working Note July 2017

To avoid siting sensitive developments in areas with poor air quality
To address existing or potential air quality problems

quality within an area of poor air quality?
Will the proposed use increase air pollution (from
traffic or industrial processes)?

Soil and Material Assets
6. Make efficient use of
land and protect soils
[Soils]

To safeguard high quality soils, such as agricultural land grades 1, 2 and
3a, from development
To limit contamination/degradation/loss of soils due to development
To concentrate new developments on previously developed land (PDL)
To minimise use of greenfield sites for development

7. To use natural resources,
both finite and renewable,
as efficiently as possible,
and re-use finite resources
or recycled alternatives
wherever possible
[Resource efficiency]

Would development of the site involve the loss of best
and most versatile agricultural land?
Is the site on previously developed land?
Is the site capable of supporting higher density
development and/or a mix of uses?
Would development of the site:

To optimise the efficient use of land by measures such as higher
densities and mixed use developments



restore vacant / contaminated land?



clean up contaminated land?

To encourage the remediation of contaminated and derelict land and
buildings



involve the loss of greenfield land



involve the loss of gardens?



allow re-use of existing buildings?

To encourage maximum efficiency and appropriate use of materials,
particularly from local and regional sources, using sustainable design and
construction techniques

Would development of the site:


be of a size to support waste to energy
options?

To encourage new developments to incorporate renewable, secondary,
locally sustainably sourced or materials of lower environmental impact in
buildings and infrastructure



be able to minimise demand for primary
minerals & aggregates?



be able to use materials from nearby sources?

To safeguard reserves of exploitable minerals from sterilisation by other
developments



To increase recycling and composting rates and encourage easily
accessible recycling systems as part of new developments

be able to recycle local stone to reinforce local
character?
Is the site in a mineral safeguarding zone?

To encourage all developments and occupants to minimise waste and
optimise the recovery and recycling of waste.

FINAL
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Historic Environment
8. To identify, maintain and
enhance the historic
environment and cultural
assets
[Historic environment]

To safeguard and enhance the historic environment and restore historic
character where appropriate, based on sound historical evidence
To promote local distinctiveness by maintaining and restoring historic
buildings and areas, encouraging the re-use of valued buildings and
thoughtful high quality design in housing and mixed use developments –
to a density which respects the local context and townscape character,
and includes enhancement of the public realm
To promote public education, enjoyment and access of the built heritage
and archaeology

Could development of the site enhance features &
settings of historical, archaeological or cultural
importance and the enjoyment of such assets?
Would development of the site adversely affect a
Conservation Area, Listed Building, HP&G, area of
archaeological importance, or SAM?
Would development adversely affect a building,
structure or area of local heritage significance?

Landscape & Townscape
9. To conserve and enhance
landscape and townscape
character and encourage
local distinctiveness
[Landscape & townscape]

To protect and enhance landscape and townscape character

Would development of the site:

To protect the purpose for which the Chilterns AONB is designated



To evaluate the sensitivity of the landscape to new/inappropriate
developments and avoid inappropriate developments in these areas

have the potential to enhance the quality &
diversity of landscape / townscape?



lead to coalescence of existing towns/villages?

To protect ‘dark skies’ from light pollution, and promote less invasive
lighting sources while considering the balance between safety and
environmental impacts
To minimise the visual impact of new developments



be likely to adversely affect an area of
landscape importance?
Would development of the site affect townscapes?
Would development of the site provide green
infrastructure as part of wider strategy?

To encourage contribution of public art
Population & Human Health, and Social Factors
10. To improve the health
and wellbeing of the local
population
[Health & wellbeing]

FINAL

To include measures which will improve everyone’s access to high quality
health care facilities
To promote and enable the health advantages of walking and cycling and
community based activities
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Would development of the site:


provide new healthcare facilities or enable
access to existing ones?



provide opportunities to extend or improve
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To identify, protect and enhance open spaces, such as rivers and canals,
parks and gardens, allotments and playing fields, and the links between
them, for the benefit of people and wildlife

the cycle/footpath network?


affect public rights of way?



provide open space for informal and/or
formal recreation?



enable enhanced access to existing open /
recreational space?



provide open space for allotments?

To minimise noise and odour pollution, particularly in residential areas
To narrow the income gap between the poorest and wealthiest parts of
the area and to reduce health differential
To take health and access issues into account in new developments

11. To develop in
sustainable locations
[Sustainable locations]

To reduce the need to travel, particularly by private car, through closer
integration of housing, jobs and services
To enable and encourage walking, cycling and the use of public transport
To ensure that services and facilities are accessible by sustainable modes
of transport
To encourage provision of new and support existing local centres
To encourage well-designed mixed-use developments in the heart of
urban areas, create viable and attractive town centres that have vitality
and life, and discourage out-of-town developments



integrate with a wider green infrastructure
strategy?
Would the site involve locating a noisy or polluting
land use next to a sensitive land use?

Would development of the site help to reduce the
need to travel?
Is the site within a main settlement?
Is the site within close proximity to key services (e.g.
schools, food shops, public transport, health centres
etc.)?
Is the site suitable for the promotion of Green
Transport Plans, including car pools, car sharing and
choice of non-fossil fuel powered vehicles, as part of
new developments?
Does the site have the potential for facilities for cycle
parking and storage?

12. To improve community
cohesion through reducing
inequalities, promoting
social inclusion and

FINAL

To include measures which will improve everyone’s access to high quality
education, community facilities and public transport
To recognise the value of the multi-cultural/faith diversity of the peoples
in the District
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Would development of the site:


provide local community services & facilities
or enable access to existing ones?



provide facilities that existing communities
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reducing crime and the fear
of crime
[Community cohesion]

could share?

To improve the quality of life in urban areas by making them more
attractive places in which to live and work, and to visit



help support existing community facilities?

To encourage community cohesion



promote mixed tenure & mixed use?



include provision of religious / cultural uses?

To encourage high quality design in new developments, including mixed
uses, to create local identity and encourage a sense of community pride
To ensure facilities and services are accessible by people with disabilities
and minority groups

Could development of the site:


reduce crime through design measures?



increase the frequency of nuisance complaints
and criminal / anti-social activity (noise
pollution, vandalism, anti-social behaviour
orders)?

To encourage people to access the learning and skills they need for high
quality of life
To ensure that the Plan does not discriminate on the basis of disability,
ethnic minority, or gender
To tackle deprivation in the District’s most deprived areas
To plan new developments to help reduce crime and fear of crime
through thoughtful design of the physical environment, and by
promoting well-used streets and public spaces
To support crime/safety initiatives to tackle anti-social behaviour
13. Ensure that everyone
has access to good quality
housing that meets their
needs
[Housing]

To contribute towards meeting the District’s housing needs
To provide a range of housing types, size and tenure, including high
quality affordable and key worker housing that meet the needs of all
communities with the District

Would development of the site secure:


affordable homes?



Lifetime Homes?

To reduce the percentage of unfit/non-decent homes
To help reduce homelessness
Meet the needs of the gypsy and traveller communities

FINAL
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Economic Factors
14. Achieve sustainable
levels of prosperity and
economic growth
[Sustainable prosperity]

To support an economy in the District which draws on the knowledge
base, creativity and enterprise of its people
To promote and support economic diversity, micro, small and medium
sized enterprises, community-based enterprises and local investment

Would development of the site:


lead to the loss of viable employment/jobs?



contribute employment floorspace?



support the vibrancy of the town and local
centres?

To support the economy with high quality infrastructure and a high
quality environment
To improve the competitiveness of the rural economy
To promote the role of town centres as centres for sustainable
development providing services, housing and employment, drawing on
the principles of urban renaissance
To strengthen the District’s retail offering in order to reduce outflow of
retail spending
To encourage complementary hierarchy of retail centres and promote
cohesive economic development
15. To ensure local
residents have employment
opportunities and access to
training
[Employment & skills]

FINAL

To encourage local provision of and access to jobs
To reduce levels of out-commuting
To enable the provision of new and enhanced educational facilities
To provide training that will help people acquire the skills needed to find
and remain in employment
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Would development of the site:


encourage provision of jobs for local people?



enable local people to work near their homes?



encourage provision of local skills
development and training?
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Appendix B

SA Assessments

The following tables outline the symbology and abbreviations used to document the results of the assessment process.
The results of the assessment utilise the following key to categorise the nature of the effect.
Significance Assessment


Description
The option is likely to have a significant positive effect



The option is likely to have a positive effect which is not significant

?

Uncertain – It is uncertain how or if the option impacts on the SA/SEA objective

−

Neutral – The option is unlikely to impact on the SA/SEA objective



The option is likely to have a negative effect which is not significant



The option is likely to have a significant negative effect

+/-

The option is likely to have some positive and some negative effects, none of
which are significant

The table below outlines the Sustainability Objectives that have been used to focus the assessment process and details the reference term which is used
in the assessment tables for the sake of brevity. The full framework of objectives and associated sub-objectives can be found in Appendix A of this
document.

FINAL

32

280717

Issues and Options SA Working Note July 2017

SA Objective

Reference Term

1

To protect, maintain and enhance biodiversity and geodiversity at all levels

Biodiversity & geodiversity

2

To protect, maintain and enhance water resources (including water quality and quantity)

Water quality/quantity

3

To reduce flood risk

Flood risk

4

Reduce greenhouse gas emissions and adapt to the effects of climate

Climate change

5

Achieve good air quality, especially in urban areas

Air quality

6

Make efficient use of land and protect soils

Soils

7

To use natural resources, both finite and renewable, as efficiently as possible, and re-use finite
resources or recycled alternatives wherever possible

Resource efficiency

8

To identify, maintain and enhance the historic environment and cultural assets

Historic environment

9

To conserve and enhance landscape and townscape character and encourage local distinctiveness

Landscape & townscape

10

To improve the health and wellbeing of the local population

Health & wellbeing

11

To develop in sustainable locations

Sustainable locations

12

To improve community cohesion through reducing inequalities, promoting social inclusion and
reducing crime and the fear of crime

Community cohesion

13

Ensure that everyone has access to good quality housing that meets their needs

Housing

14

Achieve sustainable levels of prosperity and economic growth

Sustainable prosperity

15

To ensure local residents have employment opportunities and access to training

Employment & skills

FINAL
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B.1

Housing Number Options

Option 1: Plan for a housing target that is 20% below the 514 dwellings per annum OAN for Three Rivers District. This equates to an annual figure of 411 dwellings per annum over a 15
year period from 2017 to 2032
Option 2: Plan for the full OAN figure of 514 dwellings per annum over a 15 year period from 2017 to 2032
Option 3: Plan for a housing target that is 20% above the 514 dwellings per annum OAN for Three Rivers District. This equates to an annual figure of 617 dwellings per annum over a 15
year period from 2017 to 2032.

SA Objectives
(abridged)
SA1 Biodiversity

Option 1: 411 dpa

Option 2: 514 dpa (OAN)

Option 3: 617 dpa

 Development of greenfield land that
 Development of greenfield land that would be

Development of greenfield land that
would be required to deliver this level
would be required to deliver this level
required to deliver this level of growth could have
of growth could have adverse impacts
of growth could have adverse impacts
adverse impacts on habitats and species. Effects will
on habitats and species. Effects will be
on habitats and species. Effects will be
be dependent on the specific sites taken forward for
dependent on the specific sites taken
dependent on the specific sites taken
development.
forward for development.
forward for development.
Any development of greenfield land could have adverse impacts on habitats and species due to landtake, habitat fragmentation and urban
pollution issues. The higher the level of housing provision the greater the amount of greenfield land that is likely to be required.
The significance of the effects will be dependent on the biodiversity value of the greenfield land and previously developed land (which can have a
high biodiversity value) to be developed.
Development could result in habitat enhancement and improved habitat connectivity, particularly at larger sites where there will be the greatest
opportunities for providing new green infrastructure. It could be that the higher levels of growth provide increased such opportunities over the
lower levels.

SA2 Water

FINAL

Providing 411 dpa would put
additional pressure on water
resources and which could cause
issues with potable water supply. The
effect is likely to become more

? Providing 514 dpa would put
? Providing 617 dpa would put additional pressure on ?
additional pressure on water resources
water resources and which could cause issues with
and which could cause issues with
potable water supply. The effect is likely to become
potable water supply. The effect is
more significant over time as more dwellings are
likely to become more significant over
built and risk of periodic water shortages increase.
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SA Objectives
(abridged)

Option 1: 411 dpa

Option 2: 514 dpa (OAN)

significant over time as more dwellings
are built and risk of periodic water
shortages increase.

Option 3: 617 dpa

time as more dwellings are built and
risk of periodic water shortages
increase.

Domestic daily water consumption in Hertfordshire is currently 148 litres per capita, which is above the national average of 139 litres. The impact
of the high than average water consumption levels is exacerbated by the fact that District is located in the driest region in the country. Three
Rivers is within an area already identified as ‘over-abstracted’ (Colne CAM, EA) and the area has been designated as being under serious water
stress.
Housing development will result in an increase in water demand, with associated implications for local water resources. The higher the level of
housing the greater the potential effects will be.
SA3 Flood risk

No predicted effects.
This level of growth could be delivered
without having to build new dwellings
in areas at risk from flooding.

-

No predicted effects.
This level of growth could be delivered
without having to build new dwellings
in areas at risk from flooding.

-

No predicted effects.

-

This level of growth could be delivered without
having to build new dwellings in areas at risk from
flooding.

Parts of the District lie within areas of flood risk, which may expand due to the implications of climate change.

SA4 Climate change This option would result in an increase  This option would result in an increase  This option would result in an increase in GHG
in GHG emissions relating to additional
in GHG emissions relating to additional
emissions relating to additional road traffic that
road traffic that would result as well as
road traffic that would result as well as
would result as well as from occupation and
from occupation and construction of
from occupation and construction of
construction of the dwellings.
the dwellings.
the dwellings.
Delivering this number of new dwellings would
Delivering this number of new
require development in the Green Belt. This could
dwellings would require some
result in increased car use to access town centre
development in the Green Belt. This
services and places of work and education with
could result in increased car use to
associated increases in CO2 emissions, particularly if
access town centre services and places
existing congestion is exacerbated.
of work and education with associated
increases in CO2 emissions, particularly
if existing congestion is exacerbated.
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SA Objectives
(abridged)

Option 1: 411 dpa

Option 2: 514 dpa (OAN)

Option 3: 617 dpa

Housing development will result in an increase in greenhouse gas emissions from energy used in new housing and associated activities including
increases in traffic. The higher the level of housing the greater this increase will be.
Levels of transport emissions will be dependent on where the new residents are employed. If the new housing simply results in increased levels
of out-commuting then GHG emission increases could be high.
Currently there is higher car ownership in the District than in the County and in England. This will contribute towards greater levels of CO2
emissions.
The District’s excellent transport links are an asset, however traffic congestion is a particular problem within the District. In order to reduce
carbon emissions, there is a need to encourage public transport, walking and cycling as alternatives to the car. Growth in and around the District
will place increased strain on the existing transport infrastructure. Three Rivers has a relatively low self-containment rate, with only 21% of
residents working within Three Rivers in 2015. These high levels of out-commuting contribute to GHG emissions and future increase increases,
based on the different options for housing growth, will be dependent on whether suitable new employment opportunities are provided in order
to reduce the need to commute.
SA5 Air quality

 The levels of construction and the subsequent
The levels of growth under this option  The levels of construction and the
will result an increase in airborne
subsequent vehicle activity and
vehicle activity and domestic emissions that would
emissions during both construction
domestic emissions that would result
result from this option will result in increased levels
and once the dwellings are occupied.
from this option will result in increased
of emissions. This could exacerbate some of the air
levels of emissions. This could
quality issues that currently exist in the District.
exacerbate some of the air quality
issues that currently exist in the
District.



Whilst overall levels of pollutants are low across the District, there is still an area around junction 18 of the M25 where annual mean nitrogen
dioxide concentrations are being monitored for exceedances of the relevant Air Quality Objective.
Road transport emissions are the major contribution to the burden of air pollution encountered in the district. Building additional new homes
will contribute to background emissions through an increase in vehicles on the road. During construction there are potential adverse effects on
local air quality close to the development sites.
Housing development will result in an increase in traffic levels, with associated implications for local air quality. The higher the level of housing
the greater the potential effects will be.
SA6 Soils

FINAL

This level of growth will require
development on greenfield sites with

 This level of growth will require
development on greenfield sites with
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 This level of growth will require development on
greenfield sites with associated soil sealing. Any
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SA Objectives
(abridged)

Option 1: 411 dpa

associated soil sealing. Any
development that takes place on
previously developed land will help to
reduce the adverse effects.

Option 2: 514 dpa (OAN)

Option 3: 617 dpa

associated soil sealing. Any
development that takes place on
previously developed land will help to
reduce the adverse effects.

development that takes place on previously
developed land will help to reduce the adverse
effects.

Housing development will result in soil sealing from new housing and associated infrastructure. Development on brownfield sites may provide
opportunities for remediating contaminated land.
The higher the level of housing the greater the amount of soil sealing that will result.
SA7 Resource
efficiency

Any level of growth would result in
resource use in construction and
waste generation once the dwellings
are occupied.
It will also place demand on waste and
sewerage infrastructures.

 Any level of growth would result in
resource use in construction and
waste generation once the dwellings
are occupied.
It will also place less demand on waste
and sewerage infrastructures.

 Any level of growth would result in level of resource 
use in construction and waste generation once the
dwellings are occupied.
It will also place less demand on waste and
sewerage infrastructures.

Hertfordshire as a county currently has to use sites in Buckinghamshire and Oxfordshire in order to meet its waste management needs.
All levels of housing growth will put demands on natural resources and result in increased waste generation. The higher the level of housing the
greater this demand will be.
In relation to waste water infrastructure Three Rivers District Council and the other Local Planning Authorities will need to continue to consult
with Thames Water about the phasing and planning of future development within the Maple Lodge WwTW catchment area to ensure they can
investigate, plan and secure appropriate funding for the construction of any necessary infrastructure.
The District’s location in the sand and gravel belt needs to be taken into consideration when planning for new development.
SA8 Historic Envt.

Effects on the historic environment
will be dependent on the specific
locations taken forward for
development and the design of new
developments.

? Effects on the historic environment
will be dependent on the specific
locations taken forward for
development and the design of new
developments.

? Effects on the historic environment will be
dependent on the specific locations taken forward
for development and the design of new
developments.

?

The historic built environment, including heritage assets, is under pressure from development and regeneration and associated traffic
congestion, air quality and noise pollution This puts heritage assets at risk of neglect or decay. The threat of infilling and replacement with new

FINAL
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SA Objectives
(abridged)

Option 1: 411 dpa

Option 2: 514 dpa (OAN)

Option 3: 617 dpa

buildings and the erosion of historic features in the public realm need to be carefully mitigated and managed.
Development may result in significant loss or erosion of the landscape or townscape character or quality, which is likely to also have significant
impact (direct and or indirect) upon the historic environment and people’s enjoyment of it.
The higher the level of housing the greater the potential there is for adverse effects on the historic environment.
SA9 Landscape

 This level of growth would require
 This level of growth would require development on 
This level of growth would require
development on greenfield sites which
development on greenfield sites which
greenfield sites which could have associated adverse
could have associated adverse effects
could have associated adverse effects
effects on local landscapes, tranquillity and light
on local landscapes, tranquillity and
on local landscapes, tranquillity and
pollution.
light pollution.
light pollution.
Green Belt release would be required with
Green Belt release would be required
associated adverse effects on local landscapes and
with associated adverse effects on
the potential for coalescence of settlements.
local landscapes and potential erosion
The effects against this objective could be
of green links between some existing
significantly adverse; however this will be
residential areas and the countryside.
dependent on how the growth is delivered in terms
of design, scale and location of the new
developments.
Constructing new dwellings is likely to result in some adverse effects on landscapes and townscapes. The effects will be more significant in the
once brownfield sites have been used up and houses will have to be built on greenfield sites in the Green Belt.
With approximately 76% of the District (6,734ha) being within the Metropolitan Green Belt, and the constraint that this brings, there is a
challenge to identify a sufficient size and number of development sites to meet the District’s housing and employment needs whilst taking
account of the role and function of the Green Belt.
The higher the level of housing the greater the potential there is for adverse effects on the local townscapes and landscapes, including adverse
effects on the setting of the Chilterns AONB. The higher levels of growth would require increased levels of Green Belt release.

SA10 Health

FINAL

The levels of growth under this option ? The housing proposed under this
? The levels of housing proposed under this option
?
could result in impact on existing
option would put pressure on existing
would put pressure on existing health care facilities.
healthcare facilities.
health care facilities. However if new
However if new neighbourhoods were to be created
neighbourhoods were to be created as
as part of this growth option there would be
part of this growth option there would
opportunities for the provision of new healthcare
be opportunities for the provision of
facilities.
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SA Objectives
(abridged)

Option 1: 411 dpa

Option 2: 514 dpa (OAN)

Option 3: 617 dpa

new healthcare facilities.
The number of new dwellings
? This option would meet the OAN and
proposed under this option would not
could therefore help to reduce levels
meet the OAN and as a result health
of housing related ill health and low
issues related to a lack of appropriate
levels of wellbeing (e.g. as a result of
housing could be exacerbated (e.g.
overcrowding and stress related to
through overcrowding and stress
inadequacy of housing provision).
related to inadequacy of housing
provision).

 The provision of levels of housing growth above the 
OAN will help to meet the housing needs of the local
population and reduce issues of overcrowding and
stress related to inadequacy of housing provision.

“A considerable amount of time is spent daily in the home. Housing is a basic human right and the quality and affordability of houses can
determine the health status of residents. … Living in good quality and affordable housing is associated with numerous positive health outcomes
3
for the general population and those from vulnerable groups.” (Public Health England, 2017)
Effects on the health objective would be dependent on how the different levels of growth are delivered in terms of a variety of factors such as:
the provision of new health facilities that ensure that existing services are not over-stretched; the design of developments to enable the take up
of active travel modes; provision of a range of homes to meet the needs of all groups in society etc.
SA11 Sustainable
locations

If this level of growth is met by
relatively small scale housing
developments this option could
provide limited opportunities for
integrating new local services and
facilities into developments.

? The levels of development under this
option could provide larger
developments with increased scope
for integrating new local services and
facilities and increasing the viability of
existing services. This would support
this objective by reducing the need to
travel to services.

 The larger developments that would need to be

taken forward to deliver the number of new
dwellings under this option would be more likely to
incorporate a range of local facilities thereby
reducing the need to travel to access everyday
needs. This would support this objective by reducing
the need to travel to services.

The effects against this objective are difficult to assess based on housing number alone. Much will be dependent on the distribution of the new
housing, particularly in relation to the need to travel to access services and facilities.

3

Spatial Planning for Health - An evidence resource for planning and designing healthier places (Public Health England, 2017)
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SA Objectives
(abridged)
SA12 Communities

Option 1: 411 dpa

Option 2: 514 dpa (OAN)

This level of growth may provide
limited opportunities for new
community facilities to come forward
as a result of developer contributions
and could reduce the viability of
existing facilities and services. This
would have the greatest effect on
those without access to private
transport.

? This level of housing growth should
result in levels of developer
contributions which could result in an
increased provision of health,
education, recreation and community
facilities, as well as supporting the
viability of existing services and
facilities.

This level of growth could put less
pressure on local infrastructure than
the higher growth options.

-

Option 3: 617 dpa

 This level of housing growth should result in
increased levels of developer contributions which
could result in an increased provision of health,
education, recreation and community facilities, as
well as supporting the viability of existing services
and facilities.



 This level of growth is likely to put pressure on local
This level of growth is likely to put
pressure on local infrastructure,
infrastructure, particularly schools, many of which
particularly schools, many of which are
are already under pressure.
already under pressure.
However, the scale of development would be likely
to require provision of new schools, which would
negate this effect and could even improve provision
for the District as a whole.



Future deficits in both primary and secondary education places have been identified for parts of the District in the latest outputs from
Hertfordshire CC. The higher levels of development will put increased pressure on school places but could also provide the larger developments
that may incorporate new schools.
SA13 Housing

This level of housing would not meet
This level of housing would meet the
the objectively assessed need of 514
objectively assessed need.

OAN. This would have implications for
the supply of affordable housing.

This level of housing would exceed the objectively
assessed need and would provide additional

affordable housing.



The ‘South West Hertfordshire Strategic Housing Market Assessment’ (2016) (SHMA), found that the District of Three Rivers has an
Objectively Assessed Need (OAN) for 514 dwellings to be built per annum between 2013 and 2036.
SA14 Economy

FINAL

The housing growth will provide an
increased population to support the
vitality of the local economy.

 The housing growth will provide an
increased population to support the
vitality of the local economy.
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 The housing growth will provide an increased
population to support the vitality of the local
economy.
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SA Objectives
(abridged)

Option 1: 411 dpa

Option 2: 514 dpa (OAN)

Option 3: 617 dpa

Any increase in housing numbers will help to support the vitality and viability of the local economy through increased spending. The larger the
number of houses the greater that this effect will be. There would also be economic benefits resulting from the construction of the housing.
? This level of housing growth should
enable people to remain living in the
area and therefore have improved
access to newly created employment
opportunities.

 This level of housing growth should enable people
to remain living in the area and therefore have
improved access to newly created employment
opportunities.



SA15 Employment
& skills

The level of new dwellings provided
under this option could limit the
opportunities for people to stay living
in the area and benefit from the
planned expansion of jobs in the
District.

Summary of
assessments

The level of growth proposed under Option 1 would result in less adverse effects on the environment, that are inevitably associated with new
development, when compared with the higher levels of growth under Option 2 and 3. This would particularly be the case for any development
that takes place on greenfield sites (e.g. effects on local landscapes, soil sealing, natural resource use, increased waste, and increased emissions
to air). Option 3 would result in the greatest level of such adverse effects given the larger amount of land that would be required to deliver the
development.
However, the larger developments that might result from the higher growth levels could provide opportunities for environmental enhancements
that might not be possible with the lower growth levels due to the smaller areas involved. It should also be noted that the effects will be very
dependent on the location and characteristics of the sites selected to deliver the housing growth, as well as the controls provided by the other
policies in the Local Plan, in particular the development management policies. Potential sites will be assessed during a later stage of the SA
process at which point the current high levels of uncertainty will be reduced. At this current stage in the SA no significant effects have been
identified in relation to the environmental objectives.
From a social and economic point of view, the lower level of growth under Option 1 would limit the success of meeting a number of the social
and economic SA objectives. The needs of the local community for new housing, particularly affordable housing, will not be met and therefore a
minor adverse effect has been predicted, compared to a minor positive for Option 2 which will meet the OAN and a significant positive effect for
Option 3 which would exceed the OAN. The lower levels under Option 1 could result in increased levels of out-migration to neighbouring areas.
This would in turn have implications for the viability of existing services and facilities in the District and reduce the vitality of the town and village
centres.
Whilst the higher levels of growth have been found to perform better against the social and economic objectives, there could be issues if the
growth puts pressure on the District’s existing services (for example, schools and healthcare) and infrastructure and in so doing adversely affects
the current residents. In order to avoid such issues new development in the District will need to be accompanied by new or expanded services
and infrastructure.

FINAL
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B.2

Housing Growth Options

Option 1: Concentrate new development within existing urban areas
Option 2: Allow infilling and extensions to villages
Option 3: Increase the density of development (taller buildings, smaller houses, smaller gardens)
Option 4: Plan for extensions to existing settlements
Option 5: Plan for a new settlement or settlements
Option 6: Mixture of all the above

SA
Objectives
(abridged)

Option 1: Concentrate
in existing urban areas

SA1
Biodiversity
&
geodiversity

This option would
reduce the
amount of
greenfield sites
required to deliver
the housing
growth, which
would reduce
effects on
biodiversity.

FINAL



Option 2: Infilling and
extensions to villages

Option 3: Increased
density

This option could
result in the loss of
greenfield land if
villages are
extended. Effects
would be
dependent on the
location and the
size of extensions.

By increasing
density there is
likely to be a
reduced need to
develop greenfield
sites which would
reduce effects on
biodiversity.

?
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Option 4: Extensions
to settlements


This option would
be likely to result
in a loss of
greenfield land,
and subsequent
loss of natural
habitats. However
the level of effects
will be dependent
on the
characteristics of
the development
locations.

Option 5: New
settlement(s)
x

This option would
be likely to result
in a loss of
greenfield land,
and subsequent
loss of natural
habitats. However
the level of effects
will be dependent
on the
characteristics of
the development
locations.

Option 6: Mixture of
all
x

The effects of this
option would
depend on the mix
of the other
options taken
forward. If Options
4 or 5 are included
this would have a
negative effect
relating to
greenfield land
loss. Inclusion of
Option 1 may help
to mitigate the
amount of
greenfield land
lost in Options 4
and 5.

?
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SA
Objectives
(abridged)

Option 1: Concentrate
in existing urban areas

Option 2: Infilling and
extensions to villages

Option 3: Increased
density

Option 4: Extensions
to settlements

Option 5: New
settlement(s)

Option 6: Mixture of
all

Whilst greenfield sites are likely to have a higher biodiversity value than brownfield sites it should be noted that some brownfield sites can have a high
biodiversity value. This should be taken into account when selecting and allocating sites for development.
New development can provide opportunities for improving green infrastructure.
SA2 Water
quality &
quantity

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

SA3 Flood
risk

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

Effects relating to flood risk will be dependent on the location of the development, irrespective of whether in urban or rural areas.
SA4 Climate
change

FINAL

By concentrating
new development
in existing urban
areas, this option
would reduce the
need to travel as
services and
facilities would be
easily accessible
either by walking
or cycling or by
public transport.



Effects would be
dependent on the
location of the
new housing
development.

?

Effects would be
dependent on the
location of the
new development.
However, if the
higher density
development is in
existing urban
areas, this would
reduce the need
to travel as
services and
facilities would be
easily accessible
either by walking
or cycling or by
public transport.
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?

Effects would be
dependent on the
location of the
extension.

?

Effects would be
dependent on the
location of the
new settlements
and level of
development. If
the settlement
was located a
notable distance
from the District’s
key centres then
residents may
need to travel
further for
employment.

?

The effects of this
option would
depend on the mix
of the other
options taken
forward. If Options
1 or 2 are included
this would have a
positive effect
relating to
reducing need to
travel. However,
the incorporation
of Options 4 and 5
would have
uncertain effects
dependent on
location and size
of any
settlements.

?
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SA
Objectives
(abridged)

Option 1: Concentrate
in existing urban areas

Option 2: Infilling and
extensions to villages

Option 3: Increased
density

Option 4: Extensions
to settlements

Option 5: New
settlement(s)

Option 6: Mixture of
all

GHG emissions relating to transport will be dependent on how far and how people travel to take up new employment opportunities
SA5 Air
quality

FINAL

Effects on air
quality are
uncertain as it
would depend on
where housing is
concentrated. If
new housing was
located in areas
with air quality
issues, this may
have negative
effects by
potentially adding
to the problem.
However, if there
are good links to
sustainable modes
and good walking
and cycling routes,
this could be
minimised.

?

Effects on air
quality are
uncertain as it
would depend on
the location of the
village being
infilled or
extended. If new
housing was
located in areas
far from the local
or town centre,
then residents
would be more
likely to drive. This
could potentially
reduce air quality
along that route.
However, if there
is good access to
public transport
links or
opportunities for
active travel then
there would be no
resultant increase
in air pollution

?

Effects would be
dependent on
where the higher
density
development is
located.

44

?

Effects on air
quality are
uncertain as it
would depend on
the location of the
extended
settlement(s). If
new housing was
located in areas
far from the local
or town centre,
then residents
would be more
likely to drive. This
could potentially
reduce air quality
along that route.
However, if there
is good access to
public transport
links or
opportunities for
active travel then
there would be no
resultant increase
in air pollution

?

Effects on air
quality are
uncertain as it
would depend on
the location of the
new settlement(s).
If new housing
was located in
areas far from the
local or town
centre, then
residents would
be more likely to
drive. This could
potentially reduce
air quality along
that route.
However, if there
is good access to
public transport
links or
opportunities for
active travel then
there would be no
resultant increase
in air pollution

?

The effects of this
option are
uncertain,
dependent on the
need to travel by
car.

?
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SA
Objectives
(abridged)

Option 1: Concentrate
in existing urban areas

Option 2: Infilling and
extensions to villages

Option 3: Increased
density

SA6 Soils

Effects would be
dependent on the
location of the
new housing
development
within existing
urban areas.

?

This option may
result in the loss of
greenfield land if
villages are
extended which
would negatively
affect this
objective.

?

This option will
reduce the
amount of land
required to deliver
a given level of
housing
development.



This option would
be likely to result
in the loss of
greenfield land
and therefore
result in soil
sealing.

x

This option would
be likely to result
in the loss of
greenfield land
and therefore
result in soil
sealing.

x

The effects of this
option would
depend on the mix
of the other
options taken
forward. If Options
4 or 5 are included
this would have a
negative effect
relating to
greenfield land
loss and
subsequent soil
sealing. Inclusion
of Option 1 may
help to mitigate
the amount of
greenfield land
lost in Options 4
and 5.

?

SA&
Resource
efficiency

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-

SA8 Historic
Environment

Effects dependent
on location.

Effects dependent
on location.

?

Effects are
dependent on the
mix of other
options taken
forward and on
location of the
housing.

?

FINAL

Option 4: Extensions
to settlements

Option 5: New
settlement(s)

Option 6: Mixture of
all

Irrespective of how the development is distributed, waste and resource use will need to be considered.
?

Effects dependent
on location.

?

Effects dependent
on location and
how the design of
the higher density
development
relates to the
surrounding area.

45

?

Effects dependent
on location.

?
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SA
Objectives
(abridged)

Option 1: Concentrate
in existing urban areas

Option 2: Infilling and
extensions to villages

Option 3: Increased
density

Option 4: Extensions
to settlements

Option 5: New
settlement(s)

Option 6: Mixture of
all

There are a number of heritage assets and historic environment features within the District, however the effects will be dependent on the location of
new developments.
SA9
Landscape &
townscape

Effects dependent
on location.

?

Effects dependent
on location. The
option could result
in the release of
land from the
Green Belt.

?

Effects will be
dependent on
location and
design of any
higher density
development.

?

This option would
be likely to result
in the loss of
greenfield land
which would
negatively impact
the landscape in
the areas affected.
The option would
result in the
release of land
from the Green
Belt.

x

This option would
be likely to result
in the loss of
greenfield land
which would
negatively impact
the landscape in
the areas affected.
The option would
result in the
release of land
from the Green
Belt.

x

The effects of this
option would
depend on the mix
of the other
options taken
forward. If Options
4 or 5 are included
this would have a
negative effect
relating to
greenfield land
loss and the
implications of this
on the landscape.
Inclusion of Option
1 may help to
reduce the
amount of
greenfield land
lost in Options 4
and 5.

?

With approximately 76% of the District (6,734ha) being within the Metropolitan Green Belt, and the constraint that this brings, there is a challenge to
identify a sufficient size and number of development sites to meet the District’s housing and employment needs whilst taking account of the role and
function of the Green Belt.
The Chilterns AONB is located within the District. Development has potential to impact on the setting of the AONB.

FINAL
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SA
Objectives
(abridged)

Option 1: Concentrate
in existing urban areas

SA10 Health
& wellbeing

By concentrating
new development
in existing urban
areas, this option
would provide
residents with
access to services
and facilities
within close
proximity to their
homes. Residents
would be able to
walk or cycle,
which would
beneficial for their
health.



Option 2: Infilling and
extensions to villages

Option 3: Increased
density

Effects would be
dependent on the
location.

Effects would be
dependent on the
location of the
extension.

?

Option 4: Extensions
to settlements


However, if the
higher density
development is in
existing urban
areas, services and
facilities would be
easily accessible
either by walking
or cycling, which
would be
beneficial for
human health.

This option would
be likely to result
in a loss of
greenfield land.
This could reduce
the amount of
green and open
space that existing
residents can
access with
associated
implications for
health and
wellbeing.

Option 5: New
settlement(s)
?

However, a new
extension could
provide
opportunities for
recreation for
both existing and
new populations.

This option would
be likely to result
in a loss of
greenfield land.
This could reduce
the amount of
green and open
space that existing
residents can
access with
associated
implications for
health and
wellbeing.

Option 6: Mixture of
all
?

However, a new
settlement could
provide
opportunities for
recreation for
both existing and
new populations.

The effects of this
option would
depend on the mix
of other options
taken forward.
Including Options
1 and 3 would
have positive
effects as people
would be able to
walk or cycle to
access facilities
and services which
would be good for
their health.
However, if
Options 4 and 5
resulted in less
greenfield land
being accessible
for recreational
activities, this
could have a
negative effect.

?

New developments of sufficient scale could provide opportunities for increasing recreational opportunities for both existing and new populations
through the integration of accessible open space and new recreation and leisure facilities.
SA11
Sustainable
locations

FINAL

Concentrating
housing in existing
urban areas would
mean that they
are located close
to services and



No predicted
effects

-

No predicted
effects

-

47

The impact of this
option would
depend on where
the settlement is
extended.
Providing housing,

?

The impact of this
option would
depend on where
the new
settlement is
located. Providing

?

The effects of this
option would be
uncertain,
dependent on the
need to travel by

?
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SA
Objectives
(abridged)

Option 1: Concentrate
in existing urban areas

Option 2: Infilling and
extensions to villages

Option 3: Increased
density

facilities thereby
reducing the need
to travel.

SA12
Community
cohesion

FINAL

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-
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Option 4: Extensions
to settlements

Option 5: New
settlement(s)

Option 6: Mixture of
all

services and
facilities within
close proximity of
one another
would have a
positive impact on
this objective;
however, if there
were not sufficient
services, this may
result in residents
needing to travel
to other locations
which would have
a negative impact
on this objective.
Public transport
links would also be
important for this
achieving this
objective.

housing, services
and facilities
together in the
same settlement
would have a
positive impact on
this objective;
however, if there
were not sufficient
services, this may
result in residents
needing to travel
to other locations
which would have
a negative impact
on this objective.
Public transport
links would also be
important for
achieving this
objective. Creating
a new settlement
may reduce
pressures on
existing
settlements and
have positive
effects for those
as well.

car.

No predicted
effects

-

No predicted
effects

-

No predicted
effects

-
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SA
Objectives
(abridged)

Option 1: Concentrate
in existing urban areas

Option 2: Infilling and
extensions to villages

Option 3: Increased
density

SA13
Housing

No predicted
effects

No predicted
effects

No predicted
effects

-

-

Option 4: Extensions
to settlements
-

No predicted
effects

Option 5: New
settlement(s)
-

No predicted
effects

Option 6: Mixture of
all
-

No predicted
effects

-

?

The effects of this
option would
depend on the mix
of other options
taken forward.
Including Options
1 and 3 would
have positive
effects as people
would have good
access to facilities
and services in
urban areas which
would be good for
the local economy.
Options 2, 4 and 5
could have
benefits for the
vitality of rural
services and local
centres.

?

These options determine how a given level of housing would be delivered rather than actually providing housing.
SA14
Sustainable
prosperity

FINAL

Concentrating
housing in existing
urban areas is
likely to mean that
there will be an
increase in future
residents using
businesses in the
urban centres,
thereby
supporting the
local economy.
This could help
support
regeneration in
urban areas.
However, if
additional housing
in already urban
areas could
increase pressures
on existing
infrastructure.

?

This option could
help sustain rural
services and
facilities, this
being dependent
on where housing
is located. This
could help the
economy of local
centres

?

An increase in the
density of
development is
likely to mean that
there will be an
increase in future
residents using
businesses in the
urban centres,
thereby
supporting the
local economy.
However, if
additional housing
in already urban
areas could
increase pressures
on existing
infrastructure.

49

?

This option could
help sustain rural
services and
facilities
dependent on
where housing is
located. This could
help the economy
of local centres

?

This option could
help sustain rural
services and
facilities
dependent on
where housing is
located. This could
help the economy
of local centres
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SA
Objectives
(abridged)

Option 1: Concentrate
in existing urban areas

SA15
Employment
& skills

This option would
locate new
residents within
easy access of
employment and
training
opportunities.

Summary of
assessments

As with many of the assessments of these high level options there is a large amount of uncertainty associated with the assessment of the housing
growth options given that the assessments have been undertaken with no specific locations being considered. In particular for Option 6 (‘Mixture of
all’) the effects will be dependent on how the mix is made up and there is therefore no certainty in the assessment for that option.



Option 2: Infilling and
extensions to villages

Option 3: Increased
density

Effects are
dependent on the
location of
housing and
proximity to
employment and
training
opportunities.

Effects are
dependent on the
location of
housing, but this
option is likely to
locate new
residents within
easy access of
employment and
training
opportunities.

?

Option 4: Extensions
to settlements
?

Effects are
dependent on the
location of
housing and
proximity to
employment and
training
opportunities.

Option 5: New
settlement(s)
?

Effects are
dependent on the
location of
housing and
proximity to
employment and
training
opportunities.

Option 6: Mixture of
all
?

The effects of this
option would
depend on the mix
of other options
taken forward.
Including Option 1
and 3 would have
positive effects as
people would
have good access
to employment
and training
opportunities in
urban areas. The
effects of the
other options
would depend on
where housing is
located relative to
jobs.

?

Option 1 has been found to be the most sustainable as it would reduce the need to develop on greenfield sites (which has associated potential adverse
effects) and it would also reduce the need to travel, which should have positive effects in terms of greenhouse gas emissions and air quality, as well as
enabling active travel modes. However Option 1 on its own would not be able to deliver the level of housing growth for the District that has been
identified by the SHMA and will therefore need to be part of a mix of options.
A high level of uncertainty has been identified in relation to Option 2 as much will be dependent on the location and character of the villages chosen for
such development as well as the sites chosen within those villages.
Option 3 differs from Options 1, 2, 4 and 5 in that it is more of a ‘principle for development’ rather than relating to the location for development that
forms the basis of the other options. Again, effects would be dependent on the location of the higher density development.

FINAL
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SA
Objectives
(abridged)

Option 1: Concentrate
in existing urban areas

Option 2: Infilling and
extensions to villages

Option 3: Increased
density

Option 4: Extensions
to settlements

Option 5: New
settlement(s)

Option 6: Mixture of
all

Options 2, 4 and 5 could all involve the release of Green Belt greenfield land, with some inevitable adverse effects associated with such development.
However, the larger developments that would result under these two options could provide opportunities for environmental enhancements (e.g. green
infrastructure) that might not be possible from the lower levels, as well as providing new facilities and services and new opportunities for recreation for
both existing and new populations.

FINAL
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B.3

Affordable Housing Options

Option 1: All new developments of 10 or more net dwellings to provide 45% affordable housing and all new developments between one to nine net dwellings to provide either 45%
affordable housing or if appropriate, a commuted payment towards off-site provision
Option 2: All new developments of 10 or more dwellings to provide 55% affordable housing and all new developments between one to nine net dwellings to provide either 55%
affordable housing or if appropriate, a commuted payment towards off-site provision
Option 3: All new developments of 10 or more net dwellings to provide 60% affordable housing and all new developments between one to nine net dwellings to provide either 60%
affordable housing or if appropriate, a commuted payment towards off-site provision
Option 4: Provide a percentage figure into the individual types of affordable housing that should be provided (social rented, affordable rented, intermediate housing, private rent
housing, discounted market sales housing and starter homes7) on sites that provide one to nine net dwellings, and ten or more net dwellings.

SA Objectives
(abridged)

Option 1: 45% affordable

SA1 Biodiversity
& geodiversity

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA2 Water
quality &
quantity

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA3 Flood risk

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA4 Climate
change

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA5 Air quality

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA6 Soils

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA& Resource
efficiency

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA8 Historic
Environment

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

FINAL

Option 2: 55% affordable

Option 3: 60% affordable
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Option 4: Provide %age split
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SA Objectives
(abridged)

Option 1: 45% affordable

Option 2: 55% affordable

Option 3: 60% affordable

Option 4: Provide %age split

SA9 Landscape
& townscape

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA10 Health &
wellbeing

Provision of affordable
housing will have positive
effects on health and
wellbeing



Provision of affordable
housing will have positive
effects on health and
wellbeing



Provision of affordable
housing will have positive
effects on health and
wellbeing



No predicted effects

-

Provision of affordable housing will have positive effects on health and wellbeing through the provision of sufficient housing to meet local needs.
The higher the level, the greater that this effect will be.
SA11
Sustainable
locations

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA12
Community
cohesion

Option would help secure
housing for families that
cannot compete in the
housing market.



Option would help secure
housing for families that
cannot compete in the
housing market.



Option would help secure
housing for families that
cannot compete in the
housing market.



No predicted effects.

-

SA13 Housing

This option provides the
level of affordable housing
provision as included in the
current Core Strategy.
Whilst this would partly
meet the demand
identified in the SHMA
(2016); this would still
result in a shortfall in
supply.



This option provides an
increase to the level of
affordable housing
provision included in the
current Core Strategy.
Whilst this would partly
meet the demand
identified in the SHMA
(2016); this would still
result in a shortfall in
supply.



This option provides a
substantial increase to the
level of affordable housing
provision included in the
current Core Strategy. Whilst
this would mostly meet the
demand identified in the
SHMA (2016); this would still
result in a slight shortfall in
supply.



FINAL

53

The option is procedural and
any effects against this
objective would be dependent
on the %age split that is
proposed.
This option provides a
mechanism for the identified
need of different types of
affordable housing to be met.
However, the effect of this
option on this objective
depends on whether the
allocated percentage figures for
each affordable housing type
meet the respective demand.
This option could have positive
effects if it results in the need
for each affordable housing

/?
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SA Objectives
(abridged)

Option 1: 45% affordable

Option 2: 55% affordable

Option 3: 60% affordable

Option 4: Provide %age split
type being met.

The SHMA (2016) identified the net affordable housing need in Three Rivers as 357 affordable dwellings per annum, which is 69% of the OAN target
of 514 dwellings per annum. It is however recognised that delivering this percentage of affordable housing would have issues in terms of the
economic viability of delivering the new developments and would therefore not be a reasonable alternative.
The SHMA also suggests that a mix of affordable housing provision on new developments where 20% is intermediate housing and 80% is social or
affordable rented homes would be appropriate for the housing market area which includes Three Rivers.
SA14
Sustainable
prosperity

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA15
Employment &
skills

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

Summary of
assessments

For all the environmental objectives and some of the social and economic objectives there are no effects predicted in relation to the options for
affordable housing provision as the options are focused on a specific issue which does not affect many SA objectives.

Providing higher levels of affordable housing would mean that more key/low paid workers will be able to live in the District.

For Options 1, 2 and 3 minor positive effects have been identified against the SA objectives covering ‘health and wellbeing’ (SA10) and ‘community
cohesion’ (SA12) as the provision of affordable housing at levels at least as high as that in the Core Strategy will help to meet these objectives
through helping to meet the needs of those who cannot compete in the local housing market.
Significant positive effects have been identified for Option 3 in relation to the SA objective for ‘housing’ (SA13) as it provides a substantial increase
to the level of affordable housing provision included in the current Core Strategy and would go a long way towards meeting the demand of 69%
affordable housing identified in the SHMA (2016). It would still result in a slight shortfall in supply, although it should be noted that delivering this
percentage of affordable housing would have issues in terms of the economic viability of delivering the new developments and would therefore not
be a reasonable alternative.
Option 4 is more of a procedural option, which without any detail being provided on the split of affordable housing types to be delivered has been
difficult to assess. Whilst the option provides a mechanism for the identified need of different types of affordable housing to be met, and has
therefore been given a positive ‘score’ in relation to SA13 (housing), the actual effect of this option on the SA objective will be dependent on
whether the allocated percentage figures for each affordable housing type meet their respective demand.

FINAL
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B.4

Employment Options

Option 1: Continue safeguarding the existing allocated employment areas so they can continue to be a focus for jobs growth only
Option 2: Extend existing employment areas for employment use
Option 3: Continue safeguarding the existing allocated employment areas and allocate an additional 8.6ha of land for office-based uses and warehousing, in accordance with the
employment land requirements outlined in the South West Hertfordshire Economic Study
Option 4: Continue safeguarding the existing allocated employment areas and allocate an additional 8.6ha of land, but allow conversion to residential uses with the need for planning
permission, to ensure a satisfactory form of development
Option 5: Continue safeguarding the existing allocated employment areas, and allocate an additional 8.6ha of land, but allow the development of mixed use schemes (mix of
employment, residential, retail, leisure uses) within existing employment areas.

SA
Objectives
(abridged)

Option 1: Continue
safeguarding

SA1
Biodiversity
&
geodiversity

No predicted effects

-

Effects will be
dependent on the
locations of the
extensions.

?

Effects will be
dependent on the
locations of the
additional sites.

? Effects will be dependent
on the locations of the
additional sites.

? Effects will be dependent
on the locations of the
additional sites.

?

SA2 Water
quality &
quantity

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA3 Flood
risk

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA4 Climate
change

Effects will be
dependent on the
locations of the
extensions.

? Effects will be
dependent on the
locations of the
extensions.

?

Effects will be
dependent on the
locations of the
additional sites.

? Effects will be dependent
on the locations of the
additional sites and any
existing sites that gain
permission for conversion
to residential use.

? Effects will be dependent
on the locations of the
additional sites and the
existing sites that are
converted to mixed use.

?

FINAL

Option 2: Extending
existing

Option 3: Continue
safeguarding plus 8.6ha
for office based/
warehousing

55

Option 4: Continue
safeguarding with additional
8.6 ha and potential for some
conversion to residential

Option 5: Continue
safeguarding with additional
8.6 ha and potential for some
conversion to mixed use
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SA
Objectives
(abridged)

Option 1: Continue
safeguarding

Option 2: Extending
existing

Option 3: Continue
safeguarding plus 8.6ha
for office based/
warehousing

Option 4: Continue
safeguarding with additional
8.6 ha and potential for some
conversion to residential

Option 5: Continue
safeguarding with additional
8.6 ha and potential for some
conversion to mixed use

GHG emissions relating to transport will be dependent on how far and by what mode people travel to take up new employment opportunities. The
provision of additional employment areas could help to reduce the high levels of out-commuting that currently exist. Protecting employment land
within the District would help to ensure a supply of local employment opportunities that discourage local residents from travelling outside the District
to access jobs, thereby reducing transport related greenhouse gas emissions.
SA5 Air
quality

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA6 Soils

No predicted effects

-

Extending
employment sites
would lead to some
level of soil sealing.



The provision of
additional sites would
lead to some level of
soil sealing.

 The provision of additional
sites would lead to some
level of soil sealing.

 The provision of additional
sites would lead to some
level of soil sealing.



SA&
Resource
efficiency

No predicted effects

-

No predicted effects

-

No predicted effects

-

-

No predicted effects

-

SA8 Historic
Environment

No predicted effects

-

Effects will be
dependent on the
locations of the
extensions.

?

Effects will be
dependent on the
locations of the
additional sites.

? Effects will be dependent
on the locations of the
additional sites.

? Effects will be dependent
on the locations of the
additional sites.

?

SA9
Landscape &
townscape

No predicted effects

-

Effects will be
dependent on the
locations of the
extensions.

?

Effects will be
dependent on the
locations of the
additional sites.

? Effects will be dependent
on the locations of the
additional sites.

? Effects will be dependent
on the locations of the
additional sites.

?

SA10 Health
& wellbeing

No predicted effects

-

No predicted effects

-

No predicted effects

-

-

-
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No predicted effects

No predicted effects

No predicted effects

-

No predicted effects

No predicted effects

-
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SA
Objectives
(abridged)

Option 1: Continue
safeguarding

SA11
Sustainable
locations

Protecting
employment sites for
future local job
creation
opportunities
contributes towards
a sustainable pattern
of growth by
reducing the need to
travel through closer
integration of
housing, jobs and
services. Providing
more employment
opportunities within
the District could
reduce outcommuting, another
positive for this
objective.

 Protecting
employment sites for
future local job
creation
opportunities
contributes towards
a sustainable pattern
of growth by
reducing the need to
travel through closer
integration of
housing, jobs and
services. Providing
more employment
opportunities within
the District could
reduce outcommuting, another
positive for this
objective.



SA12
Community
cohesion

No predicted effects

-

No predicted effects

SA13
Housing

No predicted effects

-

No predicted effects
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Option 2: Extending
existing

Option 3: Continue
safeguarding plus 8.6ha
for office based/
warehousing
Protecting
employment sites for
future local job
creation opportunities
contributes towards a
sustainable pattern of
growth by reducing the
need to travel through
closer integration of
housing, jobs and
services. Providing
more employment
opportunities within
the District could
reduce outcommuting, another
positive for this
objective.

Option 4: Continue
safeguarding with additional
8.6 ha and potential for some
conversion to residential
 Protecting employment

sites for future local job
creation opportunities
contributes towards a
sustainable pattern of
growth by reducing the
need to travel through
closer integration of
housing, jobs and services.
In relation to the option
potentially allowing the
conversion of some
employment land to
residential use, the effects
will be dependent on how
close those sites are to
existing services and
facilities..

Option 5: Continue
safeguarding with additional
8.6 ha and potential for some
conversion to mixed use

Protecting employment
sites for future local job
creation opportunities
contributes towards a
sustainable pattern of
growth by reducing the
need to travel through
closer integration of
housing, jobs and services.
Providing more
employment opportunities
within the District could
reduce out-commuting,
another positive for this
objective.

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

-

No predicted effects

-

The option allows the
potential for additional
housing provision within
existing employment
areas.

 The option allows for the
conversion of existing
employment sites for
mixed-use development
which should include



57

In relation to the option
allowing the conversion of
some employment land to
mixed use the effects will
be dependent on how
close the sites chosen are
to existing services and
facilities.
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SA
Objectives
(abridged)

Option 1: Continue
safeguarding

SA14
Sustainable
prosperity

Safeguarding existing
allocated
employment areas
from being lost to
other types of
development will
help to protect the
local economy. This
supports this
objective.

Option 2: Extending
existing

 Extending existing
employment areas
will increase the
number of jobs and
help to grow the
local economy. This is
a significant positive
for this objective.

Option 3: Continue
safeguarding plus 8.6ha
for office based/
warehousing




Safeguarding existing
allocated employment
areas from being lost
to other types of
development and
allocating additional
land for office based
uses and warehousing
will help to protect and
grow the local
economy. This is a
significant positive for
this objective.

Option 4: Continue
safeguarding with additional
8.6 ha and potential for some
conversion to residential




Option 5: Continue
safeguarding with additional
8.6 ha and potential for some
conversion to mixed use
some housing provision.


Whilst safeguarding
existing allocated
employment areas from
being lost to other types
of development and
allocating additional land
for office based uses and
warehousing will help to
protect and grow the local
economy, if any existing
employment land is
converted to residential
use the significance of the
effects against this
objective would be
reduced.

Whilst safeguarding
existing allocated
employment areas from
being lost to other types
of development and
allocating additional land
for office based uses and
warehousing will help to
protect and grow the local
economy, if any existing
employment land is
converted to mixed use
the significance of the
effects against this
objective could be
reduced. However given
that the mixed use would
still retain an employment
element a significant
positive score remains.




The South West Hertfordshire Economic Study concluded that up to the period 2036, the District will need to find approximately 7.1ha of additional
land for office-based uses and 1.5ha of land for warehousing (a total of 8.6ha).
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SA
Objectives
(abridged)

Option 1: Continue
safeguarding

Option 2: Extending
existing

SA15
Employment
& skills

Safeguarding existing
allocated
employment land
from loss to other
uses will help to
protect future job
creation
opportunities and
encourage continued
local provision of and
access to jobs. This
supports this
objective.

Summary of
assessments

As with the other spatial options considered as part of this Issues and Options consultation the assessment of the employment options has been
undertaken without any specific locations having been proposed. As a result there is much uncertainty in the assessments as many of the effects would
be location dependent / specific as well as being dependent on the controls provided by the other policies in the Local Plan, in particular the
development management policies.

 Extending existing
employment areas
will increase the
number of jobs
available to local
residents. This will
keep skills within the
District and could
reduce outcommuting. This is a
significant positive
for this objective.

Option 3: Continue
safeguarding plus 8.6ha
for office based/
warehousing



Safeguarding existing
allocated employment
areas from being lost
to other types of
development and
allocating additional
land for office based
uses and warehousing
will help to protect
future job creation
opportunities and
encourage continued
local provision of and
access to jobs. This is a
significant positive for
this objective.

Option 4: Continue
safeguarding with additional
8.6 ha and potential for some
conversion to residential
 Whilst safeguarding

 existing allocated
employment areas from
being lost to other types
of development and
allocating additional land
for office based uses and
warehousing will help to
protect future job creation
opportunities and
encourage continued local
provision of and access to
jobs, if any existing
employment land is
converted to residential
use the significance of the
effects against this
objective would be
reduced.

Option 5: Continue
safeguarding with additional
8.6 ha and potential for some
conversion to mixed use

Whilst safeguarding

existing allocated
employment areas from
being lost to other types
of development and
allocating additional land
for office based uses and
warehousing will help to
protect future job creation
opportunities and
encourage continued local
provision of and access to
jobs, if any existing
employment land is
converted to residential
use the significance of the
effects against this
objective would be
reduced. However given
that the mixed use would
still retain an employment
element a significant
positive score remains.

All of the options score positively against the ‘economy’ (SA14) and ‘employment’ (SA15) objectives, as at a minimum they will safeguard existing
employment land from being redeveloped for other uses. For Options 2 and 3 which would increase the amount of employment land to meet the need
identified in the South West Hertfordshire Economic Study (2016), these positive effects have been predicted to be significant, whilst for Option 1,
which would safeguard existing sites but not allocate additional employment land the effects are minor positive. Minor positive effects have also been
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SA
Objectives
(abridged)

Option 1: Continue
safeguarding

Option 2: Extending
existing

Option 3: Continue
Option 4: Continue
Option 5: Continue
safeguarding plus 8.6ha
safeguarding with additional
safeguarding with additional
for office based/
8.6 ha and potential for some 8.6 ha and potential for some
warehousing
conversion to residential
conversion to mixed use
identified for Option 4, as whilst it would safeguard existing sites and allocate an additional 8.6ha it would also allow for some existing employment
areas to be converted to residential use, subject to planning permission, which would reduce the District’s total employment land area. Option 5 would
safeguard existing sites and allocate an additional 8.6ha but would also allow for some existing employment areas to be converted to mixed use
development. Whilst this would result in some existing employment land loss, given that the mixed use development would incorporate some
employment use a significant positive effect has been found for this option.
For Options 2, 3, 4, and 5, which would extend existing sites or allocate new sites, uncertainty has been identified for several of the environmental
objectives as the effects will be dependent on the locations chosen for new / extended developments. All four of these options have been identified as
having a minor negative effect on soils (SA6) as they will result in some soil loss and sealing from the new development.
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B.5

Transport Options

Option 1: Ensure that all new development is designed to enable the use of sustainable modes of transport where possible
Option 2: Reduce the need to travel by locating housing development near existing services/ facilities
Option 3: Reduce the need to travel by providing services/facilities within settlements
Option 4: Ensure new development provides services/facilities, along with improved transport links.

SA Objectives
(abridged)

Option 1: Design to enable use
of sustainable modes

Option 2: Locate housing near
existing services

Option 3: Provide services within
settlements

Option 4: Provide services & links in
new developments

SA1 Biodiversity & No predicted effects
geodiversity

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA2 Water quality No predicted effects
& quantity

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA3 Flood risk

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA4 Climate
change

This option should have
positive effects on this
objective as it will provide
people with greater
opportunities to travel
without using a car, thus
reducing growth in GHG
emissions.

 Reducing the need to travel
should have positive impacts
on this objective as residents
will not need to use their cars
as often, reducing growth
GHG emissions.

 Reducing the need to travel
 Providing services and improved
should have positive impacts on
transport links should reduce the
this objective as residents will
need to travel by car, reducing
not need to use their cars as
growth in GHG emissions.
often, reducing growth in GHG
emissions.



GHG emissions relating to transport will be dependent on how far and by what mode people travel to take up new employment opportunities
SA5 Air quality

FINAL

This option should have
positive effects on this
objective as it will provide
people with greater
opportunities to travel
without using a car, thus

 This option should have
positive effects on this
objective as it will provide
people with greater
opportunities to travel
without using a car, thus

 This option should have positive  Providing services and improved
effects on this objective as it
transport links should reduce the
will provide people with greater
need to travel by car, reducing
opportunities to travel without
growth in polluting emissions.
using a car, thus reducing
growth in polluting emissions.
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SA Objectives
(abridged)

Option 1: Design to enable use
of sustainable modes

Option 2: Locate housing near
existing services

reducing growth in polluting
emissions.

reducing growth in polluting
emissions.

Option 3: Provide services within
settlements

Option 4: Provide services & links in
new developments

SA6 Soils

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA7 Resource
efficiency

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA8 Historic
Environment

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA9 Landscape &
townscape

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA10 Health &
wellbeing

 By locating housing near to
 By providing new services and
This option should have
positive effects on health and
existing services, this option
facilities within existing
wellbeing as it will encourage
would encourage residents to
settlements, this option would
people to use active travel
walk or cycle to access
encourage residents to walk or
modes (walking and cycling).
services rather than using the
cycle to access services rather
If new rights of way are
car. Locating housing closer to
than using the car. Locating
provided, people may be
healthcare and recreation
additional healthcare and
able to access recreational
facilities would have a positive
recreation facilities would have
areas more easily or have a
impact on this objective.
a positive impact on this
greater incentive to exercise.
objective.

SA11 Sustainable
locations

By providing greater access
to sustainable transport
modes, this option is
inherently sustainable.

 Locating housing near to
existing services would
encourage residents to walk
or cycle to access services
rather than using the car, a
positive for this objective.
This would also help to bring
vibrancy and vitality to the
settlements whilst not
contributing to increased car

FINAL
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 Providing services and improved

transport links would be positive for
this objective as it would help
improve accessibility to healthcare
facilities. Currently there are long
travel times from the District to the
closest hospital, in Watford, due to
congestion along key routes.

 Providing services and facilities  Providing services and improved

within settlements would make
transport links would be positive for
them more accessible to a large
this objective as it would make it
number of people. This would
easier for people to travel between
also help to bring vibrancy and
places. This option could also reduce
vitality to the settlements whilst
pressures on existing transport
not contributing to increased
services.
car traffic. This would be
positive for this objective.
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SA Objectives
(abridged)

Option 1: Design to enable use
of sustainable modes

Option 2: Locate housing near
existing services

Option 3: Provide services within
settlements

Option 4: Provide services & links in
new developments

traffic. This would be positive
for this objective.
SA12 Community
cohesion

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA13 Housing

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA14 Sustainable
prosperity

No predicted effects

Locating housing near to
existing services and facilities
would provide residents with
increased access. This is likely
to support the local economy
as people would be less likely
to need to travel outside the
District.

SA15 Employment No predicted effects
& skills

Summary of
assessments

FINAL

 Providing new services and
facilities within settlements
would increase access for local
people. This is likely to support
the local economy as people
would be less likely to need to
travel outside the District.

 Providing services and improved

transport links would be likely to
result in local residents using these
facilities more frequently. This
would support the local economy as
people would be less likely to need
to travel outside the District.

 Providing new services and
 Providing services and improved
Locating housing near to
existing services and facilities
facilities within settlements
transport links would increase
would provide residents with
would be likely to increase
access to employment
increased access to jobs that
employment opportunities that
opportunities. This could reduce
are within close proximity.
are within close proximity of
levels of out-commuting and keep
This could reduce levels of
local people. This could reduce
skills within the District.
out-commuting and keep skills
levels of out-commuting and
within the District.
keep skills within the District.



The four options are related to sustainable transport in one or more ways, through reducing the need to travel by locating housing close to
services and vice-versa (Options 2, 3 and 4); enabling the use of sustainable modes of travel (Option 1); and improving transport links in new
developments (Option 4). This has resulted in positive effects being identified for all the options against the SA objectives for ‘climate change’
(SA4), ‘air quality’ (SA5), ‘health and wellbeing’ (SA10) and ‘sustainable locations’ (SA11) associated with a reduced need to travel and encouraging
active transport modes. Positive effects have also been identified for Options 2, 3 and 4 against the SA objectives for ‘economy’ (SA14) and
‘employment’ (SA15) as the options would reduce the need for people to travel outside the District to access services and would therefore support
the local economy.
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B.6

Sustainability and Climate Change Options

Option 1: Ensure that new allocations for housing and other land uses in the new Local Plan are situated only in areas where there is the least risk of flooding from rivers (Environment
Agency classification: Flood Zone 1)
Option 2: Consider allocating additional sites other than within Flood Zone 1, provided that mitigation measures can be put in place to the satisfaction of the Environment Agency and
Hertfordshire County Council as Lead Local Flood Authority
Option 3: Ensure allocations within the Local Plan are located within areas where there is an opportunity to minimise greenhouse gas emissions through alternative modes of transport
and through reducing the need to travel.

SA Objectives
(abridged)
SA1 Biodiversity &
geodiversity

Option 1: New development in Flood
Zone 1 only
No predicted effects

SA2 Water quality &
quantity

By locating new development in
areas which are very low flood risk,
this minimises the likelihood that
development will get flooded and
minimises potential contamination
from new developments into
watercourses.

SA3 Flood risk

Option 2: Allocate sites other than Flood
Zone 1 with mitigation
No predicted effects

-

No predicted effects

-

Effects on water will be dependent on
location and on the type and
effectiveness of mitigation.


By locating new development in
areas which are very low flood risk,
this minimises the likelihood that
development will get flooded.
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Option 3: Locations which minimise GHGs

No predicted effects

?

By only locating new development in
areas of higher flood risk if they
mitigated to the satisfaction of the
Environment Agency and
Hertfordshire County Council, this
option minimises the impacts of flood
risk on new development. However,
the mitigation measures will need to
be revisited over time as the impacts
of climate change cause new issues,
for example new areas exposed to
flood risk, and more significant flood
events that are predicted for the
future.
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No predicted effects
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SA Objectives
(abridged)
SA4 Climate change

Option 1: New development in Flood
Zone 1 only
This option is taking a positive step
towards adapting to the effects of
climate change.


SA5 Air quality

No predicted effects

Option 2: Allocate sites other than Flood
Zone 1 with mitigation
This option is taking a positive step
towards adapting to the effects of
climate change. However as the
impacts of climate change become
?
more significant over time, mitigation
measures may need to be improved in
order to ensure continued adaptation
to climate change.

Option 3: Locations which minimise GHGs
Locating development in areas which
reduce the need to travel (i.e. are close
to housing and/or services) and
providing access to sustainable travel
modes will have significant positive
impacts on this objective as residents
will not need to use their cars as often,
reducing growth in GHG emissions.



No predicted effects

-

Locating development in areas which
reduce the need to travel (i.e. are close
to housing and/or services) and
providing access to sustainable travel
modes will have significant positive
impacts on this objective as residents
will not need to use their cars as often,
reducing growth in polluting emissions.



-

SA6 Soils

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA7 Resource efficiency

No predicted effects

-

No predicted effects

-

No predicted effects

-

SA8 Historic
Environment
SA9 Landscape &
townscape
SA10 Health & wellbeing

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

No predicted effects

-

By locating new development in
areas of low flood risk, this option
minimises the risk to human
health.


FINAL

By mitigating flood risk, this option
minimises the risk to human health.
However, as the impacts of climate
change become more significant,
mitigation measures may not be
effective in the future and the location
of the development may be more
susceptible to flooding in the long
term, increasing the risk to human
health. Mitigation actions will need to
be reassessed over time.
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/?

By locating development in areas where
there is reduced need to travel, i.e. near
to existing services/facilities/housing,
this option would encourage residents
to walk or cycle to access services
rather than using the car which is
beneficial for health and wellbeing.



280717

Issues and Options SA Working Note July 2017

SA Objectives
(abridged)
SA11 Sustainable
locations

Option 1: New development in Flood
Zone 1 only
No predicted effects

Option 2: Allocate sites other than Flood
Zone 1 with mitigation
No predicted effects

Option 3: Locations which minimise GHGs

-

-

Locating development near to existing
services would encourage residents to
walk or cycle to access services rather
than using the car, reducing GHG
emissions, a positive for this objective.



This would also help to bring vibrancy
and vitality to the settlements whilst
not contributing to increased car traffic.
This would be positive for this objective.
SA12 Community
cohesion

No predicted effects

No predicted effects

SA13 Housing

No predicted effects

SA14 Sustainable
prosperity

No predicted effects

SA15 Employment &
skills

No predicted effects

Summary of
assessments

Option 1, which would allow development only in Flood Zone Level 1, has been identified as having a significant positive effect against the
SA objective for ‘flood risk’ (SA3), which the option directly supports. Minor positive effects have been identified against the SA objectives
for ‘water’ (SA2), in relation to avoidance of potential flood-related pollution incidents, ‘climate change’ (SA4), in relation to adaptation to
the effects of climate change, and ‘health’ (SA10), in relation to reduced stress associated with homes being flooded.

-

No predicted effects

-

No predicted effects
No predicted effects

No predicted effects

-

No predicted effects

-

-

No predicted effects

-

No predicted effects

-

Whilst Option 2 requires that measures can be provided to mitigate flood risk it does not perform as well as Option 2 as the ‘non Flood
Zone 1 areas’ could be more vulnerable to flooding over time as the effects of climate change increase, with more extreme rainfall events
being predicted in the future. For this reason uncertainty has been identified in the assessments for ‘water’ (SA2) and ‘climate change’
(SA4). A minor positive effect has been identified for ‘flood risk’ (SA3) and ‘health’ SA10), although for the latter there is also some
uncertainty relating to the long-term effectiveness of the mitigation measures.
For Option 3 significant positive effects have been identified against the SA objectives for ‘climate change’ (SA4), as locating development in
areas close to housing and/or services and providing access to sustainable travel modes will reduce the need for car travel and reduce
growth in greenhouse gas emissions. Minor positive effects have been identified against the SA objectives for ‘air quality’ (SA5), ‘health and
wellbeing’ (SA10) and ‘sustainable locations’ (SA11) as the option would help to improve air quality, enable active travel modes and
improve the vibrancy and vitality of settlements.
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