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Appendix A

Consultation Responses

This appendix provides details of the representations received during previous consultation exercises in relation to the Sustainability Appraisal.

A.1

Scoping Report Consultation

In Spring 2017 (from 12th May to 16th June) the SA Scoping Report was consulted upon. The following table summarises the consultation comments
received and the action taken in response.
Summary of Comments

How comments taken on board

Statutory Consultees
Environment Agency
Consultation on strategic environmental assessment (SEA) / Sustainability appraisal (SA) draft scoping report for new
local plan
Thank you for consulting us on this draft scoping report and I apologise for the late response. I have answered the specific
questions which we had comments for below.

The list of policies, plans or
programmes in the Biodiversity and
Water chapters have been updated to
include those mentioned here.

Are there any other policies, plans or programmes (PPPs) that contain environmental protection or sustainability
objectives, or which identify issues, that are not covered by the PPPs listed in this Scoping Report?
Potentially the Thames Water Authority Land Drainage Byelaws 1981.
Is there any other baseline information which is relevant to the SA/SEA of the Local Plan that has not been included?
Page 8, Biodiversity Para 2.2.1.1 Relevant plans, policies and programmes:
We believe the following should be added:
•

Thames River Basin Management Plan 2015 – 2021,

•

Hertfordshire Green Infrastructure Plan (March 2011)

Where do you see the main issues in the area and which topics do you want see addressed with priority within the SA/SEA?
Flood risk is a problem in the area and the following topics should be addressed as a priority
•

Sequential development, avoiding building in Flood Zone 3, assessing climate change increases in flood risk

•

Providing ecological and flood-risk betterment on the riparian corridor through the implementation of an 8m buffer
zone adjacent to main rivers.
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The SA framework includes objectives
relating to flood risk and therefore
these issues will be taken into
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Summary of Comments

How comments taken on board
consideration during the ongoing
SA/SEA and plan making process.

Do the SA/SEA objectives provide a reasonable framework through which the likely significant environmental and
sustainability effects of the Local Plan can be assessed?
Yes, although we recommend the following amendments:

SA Framework has been amended to
reflect the changes suggested for SA
Objectives 1 and 3.

Page 95 Table 3-1: SA Framework
We welcome and support Objective 1, but we would wish to see a more explicit reference to ‘blue infrastructure’ and the
water environment included in the relevant sub-objectives.
Whilst we welcome and support Objective 3, we would suggest that the following sub-objective “To promote properly
maintained sustainable drainage systems (SUDs) to reduce flood risk and surface water run off” is amended as follows:
“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”.
We would also propose a further sub objective – “To seek opportunities for Natural Flood Management where appropriate”.
Do you believe that the significant effects of the Local Plan can be identified using the methodology outlined in the Scoping
Report?
Yes, although we would suggest that under Table 3-1 Objective 3 (To reduce flood risk), a site specific question could be:
‘would development of the site be at risk from flooding arising from climate change?’

SA Framework has been amended to
include the additional site specific
question suggested for SA Objective 3.

Historic England
Thank you for you notification of scoping consultation for your local plan. Unfortunately, Historic England cannot provide
detailed advice at this time.
We have produced a number of detailed Good Practice Advice and Advice Note documents. We recommend that you review
the following as part of your local plan development:
The Historic Environment in Local Plan - Good Practice Advice in Planning 1

The list of policies, plans or
programmes
in
the
Historic
Environment chapter has been
updated to include those mentioned
here.

https://historicengland.org.uk/images-books/publications/gpa1-historic-environment-local-plans/
Managing Significance in Decision-Taking in the Historic Environment - Good Practice Advice in Planning 2
https://content.historicengland.org.uk/images-books/publications/gpa2-managing-significance-in-decisiontaking/gpa2.pdf/
A-2
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Summary of Comments

How comments taken on board

The Setting of Heritage Assets - Good Practice Advice in Planning 3
https://content.historicengland.org.uk/images-books/publications/gpa3-setting-of-heritage-assets/gpa3.pdf/
Conservation Area Appraisal, Designation and Management - Advice Note 1
https://historicengland.org.uk/images-books/publications/conservation-area-designation-appraisal-management-advicenote-1/
Making Changes to Heritage Assets - Advice Note 2
https://historicengland.org.uk/images-books/publications/making-changes-heritage-assets-advice-note-2/
The Historic Environment and Site Allocations and Local Plans - Advice Note 3
https://historicengland.org.uk/images-books/publications/historic-environment-and-site-allocations-in-local-plans/
Tall buildings – Advice Note 4
https://historicengland.org.uk/images-books/publications/tall-buildings-advice-note-4/
Local Heritage Listing - Advice Note 7
https://www.historicengland.org.uk/images-books/publications/local-heritage-listing-advice-note-7/
Sustainability Appraisal and Strategic Environmental Assessment – Advice Note 8
https://historicengland.org.uk/images-books/publications/sustainability-appraisal-and-strategic-environmentalassessment-advice-note-8/
All Historic England advice should be read alongside our Conservation Principles, which underpin our work. Conservation
Principles can be found here:
https://historicengland.org.uk/advice/constructive-conservation/conservation-principles/
Specific Advice on Common Themes

Noted

Some common themes are clear from the advice we give in the East of England. A summary of some relevant topics follow:
Sustainability Appraisal Scoping
The historic environment should be considered as part of the sustainability appraisal process. We recommend that these
comments should be read alongside our Advice Note 8.
Key Plans and Programmes

These PPPs, where applicable, have
been included in the Historic
Environment chapter.

When considering key plans and programmes, we recommend the inclusion and
consideration of the following:
International/European
•

UNESCO World Heritage Convention

A-3

RPN5025

Summary of Comments
•

European Landscape Convention

•

The Convention for the Protection of the Architectural Heritage of Europe

•

The European Convention on the Protection of Archaeological Heritage

How comments taken on board

National
•

Planning (Listed Buildings & Conservation Areas) Act 1990

•

Ancient Monuments & Archaeological Areas Act 1979

•

Marine and Coastal Areas Access Act 2009

•

Government’s statement on the Historic Environment

•

National Planning Policy Framework

•

National Planning Policy Guidance

Local
•

Local Plans

•

Historic Environment Record

•

AONB Management Plans

•

Heritage/Conservation Strategies

•

Other Strategies (e.g. cultural or tourism)

•

Conservation Area Character Appraisals and Management Plans

•

Listed building Heritage Partnership Agreements

Baseline Information
All designated heritage assets (Conservation Areas, Listed Buildings, Scheduled Monuments, Registered Parks and Gardens,
Registered Battlefields, and Protected Wrecks) within the area should be identified. Mapping these assets provides a greater
indication of their distribution and highlights sensitive areas.

Noted. To be considered during the
next phases of the SA.

We also would expect non-designated heritage assets to be identified. These include, but are not confined to, locally listed
buildings. In addition to the above, we would expect reference to currently unknown heritage assets, particularly sites of
historic and archaeological interest. The unidentified heritage assets of the City, Borough or District should be acknowledged
and outlined in this section. Identification and mapping of designated and non-designated heritage assets at risk can provide
an indication of clusters and themes.
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Summary of Comments

How comments taken on board

Historic England’s Good Practice Advice Note 1 contains advice on other relevant sources of evidence. These include
Conservation Area Appraisals and Management Plans, Local Lists, Historic Characterisation assessments and any other inhouse and local knowledge. We recommend that these other sources of evidence are considered as part of the SA process.
Key Sustainability Issues
We would suggest that the starting point for considering Key Sustainability Issues for the Historic Environment should
include:
•

Conserving and enhancing designated and non-designated heritage assets and the contribution made by their settings

•

Heritage assets at risk from neglect, decay, or development pressures;

•

Areas where there is likely to be further significant loss or erosion of landscape/seascape/townscape character or
quality, or where development has had or is likely to have significant impact (direct and or indirect) upon the historic
environment and/or people’s enjoyment of it

•

Traffic congestion, air quality, noise pollution and other problems affecting the historic environment

The list of issues and opportunities
within the Historic Environment
chapter has been amended to include
those listed here.

We would expect to see consideration of opportunities. It is considered that the historic environment can make a significant
contribution to the success of development and there may be opportunities for the enhancement of the historic
environment which comes from sustainable development proposals. It is considered that the Sustainability Appraisal should
highlight these opportunities. Example opportunities for the historic environment to include within the Sustainability
Appraisal can be found in our guidance notes in the links above.
Method for Generation of Alternatives
The historic environment should be a factor when considering a method for the generation of alternative proposals. The
impact of proposals on the significance of heritage assets should be taken into consideration at an early stage. In terms of
sites, this should be based on more than just measuring the proximity of a potential allocation to heritage assets. Impacts
on significance are not just based on distance or visual impacts, and assessment requires a careful judgment based on site
visits and the available evidence base.
Conclusion

The historic environment will be taken
into account when generating
alternatives and assessing them
through the SA framework.

Noted

We would encourage local authorities to work with local conservation officers, archaeology officers and local heritage
community groups in the preparation of the Sustainability Appraisal. Our advice note provides more guidance to developing
a robust sustainability appraisal framework.
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Summary of Comments

How comments taken on board

Evidence base

Where applicable and accessible, these
resources have been used to inform the
baseline information. Some local
studies are ongoing throughout the
plan development and these will be
incorporated in due course.

Any evidence base should be proportionate. However, with a local plan we would expect to see a comprehensive and robust
evidence base. Sources include:
•
•
•
•
•
•
•
•
•
•
•
•
•

National Heritage List for England. www.historicengland.org.uk/the-list/
Heritage Gateway. www.heritagegateway.org.uk
Historic Environment Record.
National and local heritage at risk registers. www.historicengland.org.uk/advice/heritage-at-risk
Non-designated or locally listed heritage assets (buildings, monuments, parks and gardens, areas)
Conservation area appraisals and management plans
Historic characterisation assessments e.g. the Extensive Urban Surveys and Historic Landscape Characterisation
Programme or more local documents. www.archaeologydataservice.ac.uk/archives/view/EUS/
Environmental capacity studies for historic towns and cities or for historic areas e.g. the Craven Conservation Areas
Assessment Project. www.cravendc.gov.uk/CHttpHandler.ashx?id=11207&p=0
Detailed historic characterization work assessing impact of specific proposals.
Heritage Impact Assessments looking into significance and setting.
Green Belt studies.
Visual impact assessments.
Archaeological assessments.

Topic papers.
Concluding thoughts

Noted

In preparation of the forthcoming sustainability appraisal and local plan, we encourage you to draw on the knowledge of
local conservation officers, the county archaeologist and local heritage groups.
Finally, we should like to stress that this opinion is based on the information provided by the Council in its consultation. To
avoid any doubt, this does not affect our obligation to provide further advice and, potentially, object to specific proposals,
which may subsequently arise where we consider that these would have an adverse effect upon the historic environment.
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Summary of Comments

How comments taken on board

Natural England
1. Do you think the Local Plan might have a ‘likely effect’ on the Burnham Beeches SAC, which lies within 8km of the Three
Rivers boundary, or any other European site? If so, in which broad locations and what might be the likely effects?
The Local Plan may have a likely significant effect on Burnham Beeches SAC depending on the location and quantum of new
development in the Borough. However, locationally specific detail on new housing allocations, for example, is not provided
in the Three Rivers District Council Local Plan Sustainability Appraisal Scoping Report. The Local Plan will need to have its
own Habitats Regulations Assessment (HRA) carried out in due course.

The HRA of the Plan will take into
account potential effects on the
Burnham Beeches SAC.
The SA/SEA will be informed by the
HRA.

Sufficient evidence will need to be provided through the HRA and SA to demonstrate that any significant effects, including
those from changes in air quality and increased recreational pressure associated with new development, can be adequately
mitigated. Evidence through, for example, air quality modelling and consideration of likely increases in visitor pressure at
key locations may need to be provided. Measures to address adverse effects should follow the mitigation hierarchy, i.e.
measures to avoid impacts should be prioritised. Where adverse impacts cannot be avoided, detailed measures to mitigate
these will need to be provided and may need to include a combination of SAC visitor access management measures and
provision of appropriate levels and quality of alternative accessible Green Infrastructure.
The Sustainability Appraisal Objective to ‘1. To protect, maintain and enhance biodiversity and geodiversity at all levels’
means that, at this scoping stage, there is unlikely to be an effect on designated sites from this objective.
2. Are there any other policies, plans or programmes (PPPs) that contain environmental protection or sustainability
objectives, or which identify issues, that are not covered by the PPPs listed in this Scoping Report?
Natural England has not reviewed the plans listed. However, we advise that the following types of plans relating to the
natural environment should be considered where applicable to your plan area;
•

Green infrastructure strategies

•

Biodiversity plans

•

Rights of Way Improvement Plans

•

River basin management plans

•

AONB and National Park management plans.

•

Relevant landscape plans and strategies.

3. Is there any other baseline information which is relevant to the SA/SEA of the Local Plan that has not been included?

The PPP lists for the Biodiversity and
Landscape chapters have been updated
accordingly.

No action required.

No comment.
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Summary of Comments

How comments taken on board

4. Are there any other problems, opportunities or issues that might be relevant to the Local Plan and have not been
covered?
No comment.
5. Are there any further interrelationships between topics that have not been identified?
No comment.
6. Where do you see the main issues in the area and which topics do you want see addressed with priority within the
SA/SEA?
No comment.

No action required.

7. Do the SA/SEA objectives provide a reasonable framework through which the likely significant environmental and
sustainability effects of the Local Plan can be assessed?
We have no further comment to make for Objectives 1, 6 and 9.

No action required.

8. Do you believe that the significant effects of the Local Plan can be identified using the methodology outlined in the
Scoping Report?

The suggested indicators will be taken
into consideration during the ongoing
SA/SEA process.

As set out in Planning Practice Guidance , you should be monitoring the significant environmental effects of implementing
the current local plan. This should include indicators for monitoring the effects of the plan on biodiversity (NPPF para 117).

No action required.
No action required.

The natural environment metrics in the baseline information are largely driven by factors other than the plan’s performance.
They are thus likely to be of little value in monitoring the performance of the Plan. It is important that any monitoring
indicators relate to the effects of the plan itself, not wider changes. Bespoke indicators should be chosen relating to the
outcomes of development management decisions.
Whilst it is not Natural England’s role to prescribe what indicators should be adopted, the following indicators may be
appropriate:
Biodiversity:
• Number of planning approvals that generated any adverse impacts on sites of acknowledged biodiversity importance.
• Percentage of major developments generating overall biodiversity enhancement.
• Hectares of biodiversity habitat delivered through strategic site allocations.
Landscape:
• Amount of new development in AONB/National Park/Heritage Coast with commentary on likely impact.
Green infrastructure:
• Percentage of the city's population having access to a natural greenspace within 400 metres of their home.
• Length of greenways constructed.
• Hectares of accessible open space per 1000 population.
A-8
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Summary of Comments

How comments taken on board

9. Are there other/additional methodologies that could be used to identify the significant effects of the Local Plan?
No comment.
Non-Statutory Consultees
Hertfordshire County Council - Highways
Thank you for consulting Hertfordshire County Council Highways unit on the scoping report. The scope and methodology
proposed seems broadly acceptable. We have made some suggestions however against two of the questions asked, as
below:
Are there any other policies, plans or programmes (PPPs) that contain environmental protection or sustainability
objectives, or which identify issues, that are not covered by the PPPs listed in this Scoping Report?

The list of PPPs in the Transport and
Health and Wellbeing chapters have
been updated to include these.

The document refers at 2.11.1.1 to the Hertfordshire Health & Wellbeing Strategy 2013-2016. This should be changed to
the Health & Wellbeing Strategy 2016-2020.
It can be accessed on the HCC website at
https://www.hertfordshire.gov.uk/about-the-council/how-the-council-works/partnerships/health-and-wellbeingboard.aspx
HCC has some other strategies not mentioned in this section which are also relevant to health and wellbeing. They are both
referenced later in the document 2.13.1.1:
•

Active Travel Strategy 2013 (although we expect this to be revised in connection with Local Transport Plan this year)

•

Road Safety Strategy 2011

In section 2.13.1.1, the scoping document lists various of HCC’s transport plans and supporting strategies. Some of these
are in the process of or soon will be reviewed. Others have already been updated:
•

The Hertfordshire Rail Strategy (June 2016)

•

The Rights of Way Improvement Plan 2017/18-2027/28.

Both are available on the HCC website.
The document mentions the TRDC Cycling Strategy. Three Rivers District is also within the area of the South West Herts
Cycling Strategy 2013. Contact odette.carter@hertfordshire.gov.uk for a copy.
Is there any other baseline information which is relevant to the SA/SEA of the Local Plan that has not been included?
The document refers to the Traffic & Transport Data report and County Travel Survey district profile in section 2.13. The
TTDR is produced annually based on data from the preceding year, whereas The County Travel Survey takes place every 3
years. The most up to date reports have been used for both.
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How comments taken on board

The county council is in the process of developing a new spatial transport plan that covers south west Hertfordshire. As part
of the process, some evidence packs were produced focusing on main urban areas. They present information on travel
patterns and transport networks in the area alongside economic and community portraits, and may hold some useful
information for the SEA/SA and Local Plan development process. The Watford Evidence Pack actually covers some parts of
Three Rivers strongly related to Watford in transport terms: Abbots Langley, Croxley Green and Oxhey. Contact
odette.carter@hertfordshire.gov.uk for a copy.
Hertfordshire County Council - Property (Development Services)
Hertfordshire County Council Property (Development Services) on behalf of the County Council’s services have no comment
to make on the Strategic Environmental Assessment/Sustainability Appraisal Draft Scoping Report Consultation.

No action required

However, HCC Property would like to be consulted on all emerging documents. Please could consultation notifications be
sent to the following email address
Development.services@hertfordshire.gov.uk
Hertfordshire Gardens Trust
Thank you for consulting Hertfordshire Gardens Trust (a member of The Gardens Trust, statutory consultee) on this
document.

No action required

We have studied the sections relating to Environment and Heritage and have the following comments:
1. Given that this is early in the Local Plan schedule, and HE are in the process of producing further guidance/good practice
notes for the historic environment, we consider that the list at 2.6.1.1. should be treated as a starting point with further
plans, policies and programmes added as they become available.
2. There is mention of locally listed buildings in paragraph 2.6.2 but not of historic parks and gardens of local interest in the
District. Assessments appear to have been done for biodiversity and other assets but not of these. HGT have assisted other
LPAs to produce there as we have done much research and recording in the county. The register of local historic parks and
gardens as well as buildings should be included

To be considered during the next stages
of the SA in discussion with TRDC.

3. There is no mention of setting of historic assets in the chapter (2.6) on the Historic Environment. NPPF is clear that setting
is an important part of significance. It is also clear that setting is not just an envelope around a heritage asset and that parks
and gardens have settings in their own right. We have recently commented on a high-rise proposal in Watford which would
have severely harmed the setting of the Moor Park landscape. Further there is not recognition of the inter-relationship of
heritage assets e.g. Moor Park landscape and Rickmansworth church via a deliberately aligned historic avenue, Cassiobury
and Moor Park across the valley, etc.

The SA framework has been updated to
include mention of ‘settings’ within SA
Objective 8.

A-10

RPN5025

Summary of Comments

How comments taken on board

4. HGT is part of the Central Herts Green Corridor Group looking at proposals and constraints across the Welhat BC and East
Herts District. It is clear from our work here that issues of access, biodiversity and heritage need to be considered together,
especially when identifying development areas to preserve adequate corridors for people, species and safeguarding the
setting of heritage assets.

This will be taken into account in the
ongoing SA/SEA process.

NHS England and Herts Valleys Clinical Commissioning Group
Health facilities provision

The baseline information provided in
the Health and Wellbeing chapter
includes the information on GP
premises in the District.

There are 10 GP premises in Three Rivers. Of these:
• 3 are at general capacity (fewer than 20 patients per m2)
• 1 is 'constrained' (between 20 - 25 patients per m2)
• 6 are 'very constrained' (25+ patients per m2)
As shown above, 7 of the 10 premises in Three Rivers are ‘constrained’ or ‘very constrained’. Additional population growth
from new housing (514 per year from 2013 to 2036) as outlined in homes in the Core Local Plan 2013) is likely to further
impact local health infrastructure.
Based on recent cost impact forecasting calculations that have been shared by the CCG and NHS England with Three Rivers
District Council the potential health care cost impact of the additional 11,822 dwellings as outlined above, could be as
follows:
Mental Health costs: 11,822 x £201.38 = £2,380,714.36
Acute costs: 11,822 x £2,187.69 = £25,862,871.18
Community healthcare costs: 11,822 x £182.03 = £2,151,958.66
Total mental health, acute and community costs = £30,395,544.20
Primary Care General Medical Services (GMS) costs: 11,822 x £621.00 = £7,341,462.
Total health infrastructure costs = £37,737,006.20
We would therefore emphasize the importance of the impact of future housing growth on local health infrastructure, and
actions to mitigate this will be covered within the scope of any new local plan. We also note and appreciate that the Council’s
Infrastructure Delivery Plan (IDP) will coordinate what infrastructure is needed to support development, including where it
is needed, when it is needed, who the lead providers are, as well as how it is going to be funded. NHS England and Herts
Valleys CCG have already commented in detail and look forward to continued working with the Council on the health
infrastructure detail.
Thank you for consulting with NHS England and Herts Valleys CCG and we look forward to working with Three Rivers District
Council and other partners in establishing the future healthcare infrastructure resource requirements pertaining to the
developments within the Local Plan.
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A.2

Issues and Options SA Working Note

Summary of Comments

How comments taken on board

Statutory Consultees
Historic England
We have the following brief comments to make on the SA itself.
p3 We welcome the use of the term Historic environment for this section of the issues and opportunities.
We would suggest the removal of the word built from the first bullet point. In the second bullet point we
suggestion the term ‘heritage at risk’ rather than ‘buildings’.

As the Issues and Options SA Working Note is now a
‘historic’ document, where appropriate this
amendment will be incorporated in the SA Report
which will be produced to accompany the Publication
Local Plan.

p9 We broadly welcome the objectives SA8 and SA9 though suggest replacing the term cultural assets with
heritage assets (the term used by the NPPF).

Objective SA8 has been updated accordingly

p28 Please replace the term HP and G with RPG (Registered Park and Garden) and SAM with SM (Scheduled
Monument). This is the current correct terminology.

The relevant ‘Site specific questions’ for Objective SA8
have been updated accordingly

p33 Again, please replace ‘cultural’ with ‘heritage’

The equivalent table in this SA Working Note has been
updated accordingly.

p 37 penultimate line again please delete ‘built’

As the Issues and Options SA Working Note is now a
‘historic’ document, where appropriate this
amendment will be incorporated in the SA Report
which will be produced to accompany the Publication
Local Plan.
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A.3

Potential Sites for Consultation – SA Working Note October 2018
How comments taken on
board

Summary of Comments
Statutory Consultees
Historic England
Thank you for taking on board our previous comments with respect to this document.

Noted

We note that the appraisal identifies uncertain impacts (yellow) for the historic environment for a number of sites. It is important
that further assessment is made of these sites in accordance with the methodology outlined in our advice notes to consider the
potential impact of development of these sites on the historic environment and thus the suitability or otherwise of these sites for
allocation. Please contact us if you would like further advice on the level of detail that we would expect. This will need to form part
of the evidence base for the Local Plan.

Noted

We also note that one site (CFS67 Land north of Oxhey Hall Farm) is identified as having a negative impact on the historic
environment. In light of this, we would advise that this site is not allocated. We also note that the SA and the table on p25 of the
Potential Sites for Consultation Document fails to mention the two listed buildings to the south west of this site, one of which is
listed at grade II* (Oxhey Hall) and a grade II listed barn. The absence of reference to these assets in the SA calls into question the
accuracy of the other assessments. As previously stated, we do not have capacity to check every site in this consultation but we
would expect that you double check the sites to ensure that all heritage assets have been picked in the assessment. Please amend
the SA accordingly.

Assessment for this site
updated to take HE’s comments
into account.

Non-Statutory Consultees
Chorleywood Residents Association
Site CFS18 Hill Farm, Stag Lane, Chorleywood
Consider that there will be a negative effect on biodiversity (SA1) given that the site contains a Local Wildlife Site and is
adjacent to another. The site also contains trees covered by a TPO and includes a high quality woodland, Shepherd's Lane
Wood.
Disagree with the SA finding that Site CFS18 is in in close proximity to local facilities and services” and the accompanying
positive scores for Objectives SA4 and SA11.
Consider that there should be a negative effect against SA11 (health) in relation to accessing healthcare facilities without a
car.
Information relating to school capacity needs to be updated.
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SA1: The SA has already predicted a
minor adverse effect against SA
Objective 1 (Biodiversity) therefore no
update needed.
The SA identifies that the site is located
reasonably close to services and
facilities, though is not well served by
buses (SA4 & SA11).
The baseline information in Appendix
B to the Interim SA Report has been
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Summary of Comments

How comments taken on
board

Local wastewater treatment works are at capacity. This needs further consideration in relation to SA2 (Water).

updated to provide more up to date
information on primary and secondary
school capacity/provision.
Issues
relating
to
wastewater
treatment capacity would be dealt with
through
the
Infrastructure
Development Plan. Any works required
to support development and ensure
adequate capacity in the wastewater
network would be delivered by the
statutory
provider
infrastructure
(Thames Water). Engagement between
developers and Thames Water and the
use of planning conditions would
ensure that development would not
outpace the delivery of any necessary
infrastructure provision.

Site PCS4 East Green Street
Development of this site would not create any new habitats or improve access to the countryside.
The development of the site would significantly obstruct a green corridor from Chorleywood Common to the green spaces
to the west of the site between Chorleywood and Little Chalfont with a related negative impact under SA1 of the SA
Framework defined for the development of the Local Plan.
Site OSPF3 Land at Heronsgate
Due to the site’s location and difficulty for use by walkers and cyclists it is considered as having a negative impact on
greenhouse gas emissions under SA4 of the SA Framework and on the creation of sustainable locations under SA11 of the
Framework.
Development of the site would negatively impact public rights of way and bridle paths that border and cross the site, both
by potentially obstructing them and by removing opportunities of users to enjoy the open countryside. This, in combination
with difficulties in reaching local GP surgeries and other healthcare facilities without a car, should be considered as having
a negative impact under SA10 (Health & Wellbeing) of the SA Framework.
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SA1: The SA has already predicted a
minor adverse effect against SA
Objective 1 (Biodiversity) therefore no
update needed.
The Local Plan requires a net-gain in
biodiversity.
SA4 & SA11: a minor positive
assessment has been predicted against
SA4 & SA11 as the site is reasonably
close to local services and facilities and
is of a scale that it could provide a new
bus route and facilities including a
community hub, school and walking
and cycling routes.
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Summary of Comments

How comments taken on
board
SA10 (Health) – the assessment has
identified Uncertain effects given the
close proximity of the site to the M25
which could affect the health and
wellbeing of residents. The assessment
also recognises that development
could adversely affect users of the
public right of way that runs across the
site.
In relation to access to healthcare
facilities, as identified for SA4 and
SA11, it is considered that the site is
reasonably close to services/facilities
and a bus route, walking and cycling
routes could be supported to improve
access from the site to these facilities.

Heronsgate Residents Association
Site OSPF3 Land at Heronsgate
The Sustainability Appraisal working note document does not recognise that OSPF3 is adjacent to Heronsgate
Conservation area. It does mention this fact for CFS18 so this appears to be an error, however and, worryingly, the
explanatory comments say that the development “could affect the setting of the nearby Heronsgate conservation area”
and gives a score of “? Neutral – the option is unlikely to impact on the SA/SEA objective.
Consider that SA8 (Heritage) should be scored as “xx” given nature of the conservation area’s unique setting and the
quality of the surrounding environment.
Consider that SA4 and SA11 should be scored as “xx” given the nature of the roads on three sides of the site and their
ability to cope with increased traffic. This assessment fails take into account the constraints and needs to be re-evaluated.

SA8: Thank you for identifying this
omission. The assessment now
recognises that OSPF3 is adjacent to
Heronsgate Conservation area. The
‘score’ of “?” does not denote a Neutral
effect, it reflects an Uncertain effect.
SA4 & SA11: A minor positive
assessment has been predicted against
SA4 & SA11 as the site is reasonably
close to local services and facilities and
is of a scale that it could provide a new
bus route and facilities including a
community hub, school and walking
and cycling routes.

Kings Langley Parish Council
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Summary of Comments

How comments taken on
board

Suggests that as there are wildflowers on stretches of Toms Lane that sites have been identified as having a negative impact
which is not significant across measurements of biodiversity, soils and landscape.

Noted

Oxhey Hall Residents Association
Site CFS67 Land North of Otley Hall Farm
Concerns relating to the pollution threat to aquifers as well as issues related to the reduction in aquifer replenishment.
Consider that there should be a score of “x” against SA2 (Water).

A-16

The SA recognises that the site is in a
Groundwater Protection Zone 1 (Inner
Protection Zone), however the effects
of new development are uncertain,
hence the “?” assessment.
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Appendix B

Environmental and Sustainability Planning Context

Introduction
This appendix summarises the findings from the SA scoping stage on the environmental and
sustainability planning context within which the new Local Plan will be developed. The information
will be updated where necessary following the consultation on this Scoping Report.
The scoping process seeks to ensure that the SA encompasses the key sustainability issues relevant to
the District in the context of the development plan system. This appendix provides the environmental
and sustainability context by:
•

Examining the relationship of the Local Plan with other policies, plans and programmes,
to identify relevant environmental protection and sustainability objectives and to identify
potential conflicts to be addressed within the plan-making process; and

•

Assembling baseline data on the current and future state of the District across a range of
environmental, social and economic topics which may be affected by the Local Plan.

This appendix also outlines the key issues arising from the policy context review and baseline analysis
and is set out under the following broad topics:
•

•

•

Environmental Factors
o

Biodiversity, including flora and fauna, and geodiversity;

o

Climatic Factors;

o

Air Quality;

o

Landscape and Townscape;

o

Cultural Heritage;

o

Material Assets;

o

Soil; and

o

Water.

Social Factors
o

Population;

o

Health and Wellbeing;

o

Housing; and

o

Transport and accessibility.

Economic Factors
o

Economy, employment and education.
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Each SA topic is structured under the following headings:
•

Policy Context - a summary of the relevant policies, plans and programmes (PPPs) which are
applicable to that topic. This includes the relevant core principle(s) from the National Planning
Policy Framework (NPPF)1.

•

The Current Situation - the characteristics of Three Rivers District and the surrounding area
with respect to that particular topic, this is the baseline. It also draws on trends observed since
the baseline prepared in 2012 for the SA of the Three Rivers Development Management
Policies LDD. Where there any sources of information missing which the appraisal could
benefit from, these are identified.

•

The Likely Situation without the Plan – this describes how the environmental, social and
economic characteristics would change if no Local Plan were to be produced.

•

Issues and Opportunities - a list of the various issues and opportunities facing Three Rivers
District and the surrounding area in relation to each SA topic.

•

Sustainability appraisal objectives - taking into account all of the issues and opportunities
identified for the topic, as well as an assessment of the relevant plans, policies and
programmes, these are the objectives and sub-objectives which will be used when predicting
and assessing the likely effects of implementing the various options considered during the
development of the Local Plan.

Environmental Factors
B.1
B.1.1

Biodiversity, including flora and fauna, and Geodiversity
Key policy context

The NPPF requires that the planning system should seek to minimise the impacts on biodiversity and
provide net gains in biodiversity where possible, thus contributing to the Government’s commitment
to halt the overall decline in biodiversity.
It goes on to say:
“In order to minimise the impacts on biodiversity and geodiversity, planning policies should in
particular:
•

plan for biodiversity at a landscape-scale across local authority boundaries;

•

identify and map components of the local ecological networks..;

•

promote the preservation, restoration and re-creation of priority habitats, ecological networks
and the protection and recovery of priority species populations, linked to national and local
targets and identify suitable indicators for monitoring biodiversity in the plan; and

•

aim to prevent harm to geological conservation interests.”

1

National Planning Policy Framework, DCLG, 2012.
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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At an international level, Goal 15 of the UN Sustainable Development Goals set out in 20152 seeks to
protect, restore and promote sustainable use of terrestrial ecosystems, sustainably managed forests,
combat desertification and halt and reverse land degradation and halt biodiversity loss.
In 2011, the government published Biodiversity 2020: a strategy for England’s wildlife and ecosystem
services. This new biodiversity strategy for England built on the Natural Environment White Paper and
provides a comprehensive picture of how the Government is implementing international and EU
commitments. It sets out the strategic direction for biodiversity policy up to 2020. In 2018, the
government published A Green Future: Our 25 Year Plan to Improve the Environment which includes
a commitment to consult on making biodiversity net gains mandatory in the planning system3.
In 2012 a new set of 24 national Biodiversity 2020 indicators (made up of 51 individual measures) was
published, and this was reviewed and updated in 20154. Key findings from the latest assessment of
these Biodiversity 2020 indicators of relevance to Three Rivers were:
•

In the short term, 33% of measures have shown an improvement and 22% have shown a
deterioration (18% remained about the same);

•

In the long term, 39% of measures have shown an improvement and 22% have shown a
deterioration (8% remained about the same);

•

Measures that have shown improvement both in the long and short term include: ‘Sites of
Special Scientific Interest in favourable condition’; ‘percentage of species of European
importance in favourable or improving conservation status’; ‘removal of greenhouse gases by
UK forests’; ‘local sites under positive management’; and ‘air pollution impacts on sensitive
habitats: sulphur (acidity)’.

•

Breeding farmland birds, butterflies of the wider countryside on farmland; and pollinating
insects have all shown a decline over long and short time scales.

The 2016 State of Nature report was produced by a consortium of biodiversity organisations and
highlights that biodiversity generally remains under pressure in the UK. The UK is ranked 189 out of
218 countries assessed, with 56% of UK species in decline. 109 species in the UK are considered
critically endangered. On a local scale, the Hertfordshire Local Nature Partnership (LNP) Strategic Plan
sets out six high level principles that are expected to be reflected when considering biodiversity and
the natural environment:
1. Recognise the value of the natural environment and the range of benefits and services it
provides;
2. Protect and enhance existing biodiversity assets;
3. Seek opportunities to improve habitat connectivity;
4. Integrate biodiversity opportunities within new development;
5. Make decisions informed by the best available ecological information and data; and

2

https://www.un.org/sustainabledevelopment/sustainable-development-goals/

3

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/693158/
25-year-environment-plan.pdf Accessed February 2021
4

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/492526/England_2015_full_
publication.pdf Accessed 26 April 2017
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6. Secure the long term management of existing and new habitats/sites.

B.1.1.1

Relevant plans, policies and programmes

•

(Wild) Birds Directive 2009/147/EC

•

Habitats and Species Directive 92/43/EEC 1992

•

UN Sustainable Development Goals (2015)

•

A Green future: Our 25 Year Plan to Improve the Environment

•

Natural Environment and Rural Communities Act 2006

•

The Wildlife and Countryside Act 1981 (as amended)

•

Biodiversity 2020: A Strategy for England’s Wildlife and Ecosystem Services

•

Natural Environment White Paper (2011, with updates to 2014). ‘The Natural Choice: Securing
the value of nature’

•

The UK Post-2010 Biodiversity Framework

•

State of Nature 2016

•

Thames River Basin Management Plan 2015-2021

•

Thames Water Authority Land Drainage Byelaws 1981

•

Sustainable Hertfordshire Strategy (2020)

•

Hertfordshire Local Nature Partnership (LNP) Strategic Plan

•

Hertfordshire Biodiversity Action Plan 2006

•

Hertfordshire Green Infrastructure Plan (March 2011)

•

Hertfordshire & Middlesex Wildlife Trust Strategic Plan 2011-2016

•

Hertfordshire & Middlesex Wildlife Trust How to build a Living Landscape

•

Hertfordshire County Council Rights of Way Improvement Plan 2017/18–2027/28 (2017 )

•

Chilterns AONB Management Plan 2014-2019

•

Hertfordshire Strategic Highlights Green Infrastructure Plan (in progress)

•

Three Rivers Green Infrastructure Background Paper (2010)

•

Colne Valley Regional Park Strategy (2019)

•

Three Rivers District Council Open Space Assessment and Standards Paper (2019)5

•

Hertfordshire County Council Strategic Plan for Biodiversity (In Progress)

B.1.2
B.1.2.1

The current situation
Designated sites

Three Rivers District contains no International or European designations (such as Ramsar sites, Special
Protection Areas and Special Areas of Conservation) for biodiversity value, the nearest being the
Burnham Beeches SAC approximately 8km to the south-west. There are however a number of Sites of
Special Scientific Interest (SSSIs).

5

Forms part of the Three Rivers District Council Open Space, Sport and Recreation Study (2019)
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Sites of Special Scientific Interest (SSSIs), as designated by Natural England (under the Wildlife and
Countryside Act 1981), comprise land which is nationally important in terms of flora, fauna and
geology.
Table B-1 shows the sites within Three Rivers which have been designated as SSSIs.
Table B-1: SSSI within or partially within Three Rivers District
Site name

Interest

Area

Condition6

Croxley Common Moor

Biological

39.64 ha

100% Unfavourable – Recovering

Frogmore Meadows

Biological

4.59 ha

100% Unfavourable – Recovering

Sarratt Bottom

Biological

3.44 ha

100% Unfavourable – No change

Westwood Quarry

Geological

0.08 ha

100% Favourable

Whippendell Wood

Biological

66.68 ha

100% Favourable

Three Rivers also has a number of Local Nature Reserves (LNRs), these being areas identified as having
wildlife or geological features that are of special interest locally. In total, there are nine LNRs7, seven
managed by Three Rivers District Council, one by the Hertfordshire and Middlesex Wildlife Trust and
one by Chorleywood Parish Council:
•

Batchworth Heath (TRDC);

•

Chorleywood Common (Chorleywood Parish Council);

•

Chorleywood House Estate (TRDC);

•

Croxley Common Moor (TRDC);

•

Oxhey Woods (TRDC);

•

Prestwick Road Meadows (TRDC);

•

Rickmansworth Aquadrome (TRDC);

•

Stockers Lake (Hertfordshire and Middlesex Wildlife Trust); and

•

The Withey Beds (TRDC).

Wildlife Sites are the most important places for wildlife outside legally protected land such as Nature
Reserves or Sites of Special Scientific Interest. In 2010 there were almost 2,000 Wildlife Sites in
Hertfordshire, totalling 17,215ha, and covering over 10% of the county. They include meadows, ponds,
woodland, urban green space and geological sites. In the Three Rivers District, there are 136 Local
Wildlife Sites7.
There are also 30 Key Biodiversity Areas (KBAs) in Hertfordshire8, these are nationally identified sites
of global significance and represent an important approach to addressing biodiversity conservation at
the site scale. Within Three Rivers, regional Key Biodiversity Areas (KBA/Living Landscapes) include
‘Mid Colne Valley’ (wetlands, gravel pits and grasslands); ‘Whippendell Woods and surrounds’

6

https://designatedsites.naturalengland.org.uk/ReportSiteExport.aspx?countyCode=21&ReportTitle=HERTFOR
DSHIRE. Accessed 26 April 2017.
7

Three Rivers District Council (2020). Annual Monitoring Report 2019-2020
file:///C:/Users/egarvey/Downloads/annual-monitoring-report-2019-2020.pdf Accessed 4 March 2021
8

http://www.hef.org.uk/nature/biodiversity_vision/chapter_03_habitat.pdf Accessed 13/10/20
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(woodlands, grasslands and wetland); and the ‘River Chess Valley’ (wetlands, grasslands, woodland
and heath, bordering with Dacorum Borough). The Bricket Wood/ Moor Mill Key Biodiversity Area
noted for its wetlands, woodlands and heath is located at the north east of the District, mostly within
St Albans District, though a small part of it does fall within Three Rivers. These areas also include
clusters of Local Wildlife Sites, indicating their importance at a range of levels.

B.1.2.2

Area-wide Biodiversity

The Natural Environment White Paper (2011, with updates to 2014) recognises that nature
conservation cannot be purely focussed on protecting designated sites. Such sites are too small and
fragmented to safeguard the full range of habitats and species on their own. The White Paper
therefore called for a much wider approach to reversing the long term decline in biodiversity by
expanding and linking habitats to restore ecosystem funding.
Within Hertfordshire this has resulted in an ‘Ecological Networks’ project. The results of this work
concluded that overall habitat network connectivity is currently very poor in Hertfordshire and as a
result so is the ecosystem integrity and resilience.
“Hertfordshire has very little semi-natural habitat remaining and that existing habitat networks
are highly fragmented and failing. Woodland makes up about 10% of the county area, which is
over half the total remaining area of all habitats. However, even woodland networks are highly
fragmented and only a small proportion of those sites are classed as ancient – those of the
highest value. Heathland is our most threatened habitat, with only 13 ha remaining from roughly
5,000 ha in existence as recently as 175 years ago. Remaining fragments are now so small and
fragmented that this unique habitat is in danger of being lost from Hertfordshire entirely.”9
The project did identify four strategic core areas that should be prioritised for habitat restoration and
creation projects. These were: the chalk to the north of the County; the acid soils to the South; and
the two main river catchments of the Lee and the Colne. Parts of the Three Rivers District sit within
the ‘Acidic’ and ‘Wetland’ (Colne) strategic core areas.

B.1.2.3

Species

A number of national species of conservation concern are found in Hertfordshire. These include the
following UK priority species (short and middle list 10 ) where Hertfordshire can contribute to the
achieving national target because these species are characteristic of the area:

9

Herts & Middlesex Wildlife Trust (2014) Hertfordshire’s Ecological Networks
http://www.hertswildlifetrust.org.uk/sites/default/files/files/Mapping%20project%20report%20-%20Final.pdf
10

Short list species are the top priority species for conservation in the UK as identified in the UK Steering Group
Report. Middle list species are of lesser, but still national conservation priority.

B-6

RPN5025

Brown Hare
Otter*
Water Vole*
Grey Partridge
Song Thrush*
Bullfinch
Linnet
Spotted Flycatcher

Turtle Dove
Stag Beetle*
Thatch Moss
Cornflower*
Dormouse*
Pipistrelle
Bittern*
Skylark

Stone Curlew*
Corn Bunting
Reed Bunting
Tree Sparrow*
Great Crested Newt*
White-clawed Crayfish*
Shepherd’s Needle
Corn Cleavers

Species which are locally rare, declining, threatened and are either high profile and/or locally
distinctive are as follows:
Natterer’s Bat*
Nightingale
Water Rail
Kingfisher
Palmate Newt
Brown Hairstreak
Chalkhill Blue*
Grizzled Skipper*
Corn Parsley

River Water-dropwort*
Narrow-fruited Corn Salad
Great Pignut*
Green-winged Orchid
Long-eared Owl
Pochard
Hawfinch
Snipe
Small Blue

Duke of Burgundy
Silver-washed Fritillary
Corn Buttercup
Corn Gromwell
Ivy-leaved Water Crowfoot
Pasqueflower*
Petty Whin
Snakes-head Fritillary

Species marked with asterisks have Species Action Plans within Hertfordshire11.

B.1.2.4

Woodland cover

Hertfordshire has a total area of woodland of 15,503 ha covering 9.5% of the county. This is slightly
above the UK average of 7.7% but well below the overall woodland coverage in continental Europe of
30%12. Quantified figures for woodland cover were not available for Three Rivers, although Three
Rivers District Council manages 260 ha including Bishops Wood, Carpenters Woods, Croxley Hall
Woods and Oxhey Woods as well as other small areas of woodlands13.
There are 3,280 hectares of ancient semi natural woodland over 0.25 hectares in size in Hertfordshire
(Hertfordshire Biodiversity Action Plan (BAP))14. As part of a wider survey and updated inventory of
ancient woodland carried out in 2012 for the whole of the Chilterns AONB area, ancient woodland in
Three Rivers was surveyed15. The 2012 survey identified a total of 100 hectares of woodland including
70 hectares of ancient woodland within the area of the District which lies with the Chilterns AONB
(546 hectares). This equates to 18.32% of Three Rivers’ land in the Chilterns AONB containing

11

http://www.hef.org.uk/nature/biodiversity_vision/chapter_03_habitat.pdf Accessed 20/06/16

12

Forestry Commission (2002) "National Inventory of Woodland and Trees - County Report Hertfordshire",
available at http://www.forestry.gov.uk/pdf/hertfordshire.pdf/$FILE/hertfordshire.pdf
13

http://www.threerivers.gov.uk/egcl-page/woodlands Accessed 27 April 2017

14

http://www.hef.org.uk/nature/biodiversity_vision/chapter_04_woodland.pdf Accessed 27 April 2017

15

http://www.chilternsaonb.org/uploads/files/AboutTheChilterns/Woodlands/Ancient_woods_survey_2012_fin
al_for_web.pdf Accessed 27 April 2017
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woodland and 12.73% containing ancient woodland. This is 6.5 ha more ancient woodland than was
identified in 2002. Of the 70 hectares of ancient woodland, 63 hectares are classified as ‘ancient seminatural woodland’ and 6 hectares as ‘ancient replanted woodland’.

B.1.2.5

Green Infrastructure

‘Green Infrastructure’ is a network of protected sites, nature reserves, habitats, green spaces,
waterways and green linkages that is integral to the health and quality of life of sustainable
communities.
It brings a range of benefits, assisting with pollution control and flood management, improving the
health and well-being of residents by providing space for leisure activities, reinforcing the character
and identity of places, helping support renewable energy production, as well as having a positive
impact upon social interaction.
The high level green infrastructure network for Three Rivers includes key landscape features, strategic
wildlife corridors and areas of high biodiversity. Three Rivers enjoys a rich, diverse and often high
quality natural environment. Key elements are chalk streams and river valleys, wetland and grazed
pastures, dry chalk valleys and chalk landforms, woodlands and ancient woodlands, historic parklands
and designed landscapes and farmland. It has a number of strategically significant and historic green
infrastructure assets, such as the Cassiobury Park, Moor Park, the corridors along the River Chess,
Colne and Gade, and the Grand Union Canal. It also has a network of public access routes enabling
people to reach these areas.

B.1.2.6

Geodiversity

Geodiversity is the variety of rocks, fossils, minerals, natural processes, landforms and soils that
underlie and determine the character of our landscape and environment16.
Within Hertfordshire there are 19 sites designated as Regionally Important Geological and
Geomorphological Sites (RIGs), which are the most important places for geology and geomorphology
outside statutorily protected land such as SSSIs. They are equivalent to local Wildlife Sites. In 2021,
there are no sites designated as RIGs in Three Rivers District17.

B.1.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for the protection and enhancement of
biodiversity in the District, in particular through ‘Policy CP9: Green Infrastructure’. Without a new
Local Plan the Core Strategy policies would still remain, along with the current Development
Management (DM) policies (such as DM6: Biodiversity, Trees, Woodland and Landscaping), and
therefore there would not be a policy vacuum in this area, meaning that biodiversity would remain
protected. However, as the Core Strategy gets progressively older, there is a risk that the weight that
can be accorded to such policies will diminish. In addition, the new Local Plan will be able to ensure
that development, beyond that already identified in the Core Strategy and Site Allocations DPD, is
located having taken into account the biodiversity and geodiversity sensitivity of an area. Without the
Local Plan any new development that results through planning applications on unallocated sites,

16

http://www.ukgap.org.uk/geodiversity.aspx

17

http://www.hertsgeolsoc.ology.org.uk/HGS%20RIGS%20&%20SSSIs%20For%20Website%203.pdf Accessed
27 April 2017
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rather than sites allocated in the Local Plan, could occur in areas which might not be the most
appropriate in terms of their biodiversity sensitivity or their role in enhancing wider Green
Infrastructure. Without a new Local Plan opportunities may be lost to plan at the strategic level for
Green Infrastructure provision which could provide biodiversity enhancements. The DM policies in the
new Local Plan will also update the current DM policies to bring them up to date where appropriate.
Without this happening there might be gaps in the policy framework which could result in
inappropriate development from a biodiversity / geodiversity stand-point.

B.1.4

Issues and opportunities

•

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.

B.1.5
•

Sustainability appraisal objectives and sub-objectives
To protect, maintain and enhance biodiversity and geodiversity at all levels
o

To protect, maintain and enhance designated wildlife and geological sites
(international, national and local) and protected species to achieve favourable
condition

o

To help achieve targets set by the Biodiversity Action Plan (BAP)

o

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)

o

To manage woodlands and other habitats of value for biodiversity in a sustainable
manner and protect them against conversion to other uses

o

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

o

To consider the effects of light pollution on night flying fauna

o

To recognise the potential biodiversity value of brownfield land and identify
appropriate mitigation measures

o

To actively seek to promote ecological connectivity between existing greenspaces
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B.2
B.2.1

Climatic factors
Key policy context

Within the EU, the 2030 Climate and Energy Framework sets out three targets to be achieved by the
year 2030:
•

To cut greenhouse gas emissions by at least 40% from 1990 levels18;

•

To have a renewable energy share of at least 27%19; and

•

To improve energy efficiency by at least 27%20.

The 2015 “Paris Agreement” has the UK in a legally binding policy commitment to limit global warming
to well below 2°C and the UK has produced a national climate action plan. In 2019 the UK legislated
for net zero emissions by 2050 . On a national level in the UK, the Climate Change Act (2008) sets a
legally binding target of reducing greenhouse gas emissions by at least 34% by 2020 and by at least
80% by 2050 against a 1990 baseline. The UK Low Carbon Transition Plan 2009 sets out the intention
to produce 30% of the UK’s electricity by renewable means by 2020.
The National Planning Policy Framework has a specific core planning principle relating to climate
change: to “support the transition to a low carbon future in a changing climate, taking full account of
flood risk and coastal change, and encourage the reuse of existing resources, including conversion of
existing buildings, and encourage the use of renewable resources (for example, by the development of
renewable energy)”.
The NPPF points to the key role of planning in reducing greenhouse gas emissions and adapting to
climate change 21 as well as supporting the delivery of renewable and low carbon energy and
infrastructure. In particular, it states that local planning authorities should “adopt proactive strategies
to mitigate and adapt to climate change, taking full account of flood risk, coastal change and water
supply and demand considerations.”
Ways in which local planning authorities should go about supporting the move to a low carbon future
include:
•

“plan[ning] for new development in locations and ways which reduce greenhouse gas
emissions;

•

actively support energy efficiency improvements to existing buildings; and

•

when setting any local requirement for a building’s sustainability, do[ing] so in a way
consistent with the Government’s zero carbon buildings policy and adopt nationally described
standards”.

With regard to low carbon energy, the NPPF states that local planning authorities should recognise
the responsibility of all communities to contribute to energy generation from renewable or low carbon
sources. This should be demonstrated through:

18

Binding target

19

Binding target

20

On the basis of the Energy Efficiency Directive, the European Council has endorsed an indicative energy savings
target of 27% by 2030. This target will be reviewed in 2020 having in mind a 30% target.
21

In line with the objectives and provisions of the Climate Change Act 2008.
10
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•

a positive strategy to promote energy from renewable and low carbon sources;

•

policies that maximise renewable and low carbon energy development while ensuring that
adverse impacts (such as to the landscape or visual impacts) are addressed satisfactorily;

•

identification of suitable areas for renewable and low carbon energy sources, and supporting
infrastructure, where this would help secure the development of such sources;

•

support of community-led initiatives for renewable and low carbon energy; and

•

identification of opportunities where development can draw its energy supply from local
renewable or low carbon energy supply systems.

The NPPF requires that local authorities should set out strategic policies to deliver climate change
adaptation as well as mitigation. The NPPF states that: “Local Plans should take account of climate
change over the longer term, including factors such as flood risk, coastal change, water supply and
changes to biodiversity and landscape”. It recommends that new development should be avoided
where possible in areas vulnerable to the increasing risks and impacts of climate change. Where
development does go forward in these areas, the NPPF states that “care should be taken to ensure
that risks can be managed through suitable adaptation measures, including through the planning of
green infrastructure”.
At a local level the Climate Change Strategic Framework for Hertfordshire identifies opportunities for
addressing climate change in the county.

B.2.1.1

Relevant plans, policies and programmes

•

European Commission 2030 Climate and Energy Framework

•

International Energy Agency 2020 Programme

•

Roadmap for moving to a competitive low carbon economy in 2050

•

Energy Roadmap 2050

•

Renewed EU Sustainable Development Strategy 2006

•

Directive to Promote Electricity from Renewable Energy (2001/77/EC)

•

Climate Change Act 2008 (2050 Target Amendment) Order 2019

•

Energy Efficiency Directive 2012

•

UK Climate Change Risk Assessment 2022

•

The National Adaptation Programme 2013

•

Climate Resilient Infrastructure: Preparing for a Changing Climate 2011

•

Overarching National Policy Statement for Energy (EN-1) (Jul 2011)

•

National Policy Statement for Renewable Energy Infrastructure (EN-3) (Jul 2011)

•

Climate Change Strategic Framework for Hertfordshire (2010)

•

The Building Regulations (2010)

•

Three Rivers District Council Climate Change Strategy (draft – in progress)

B.2.2

The current situation

In 2019, Three Rivers District Council along with many other UK councils, declared a climate
emergency. Three Rivers has pledged to become carbon neutral by 2030, reduce the impact of council
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services on the environment, use the Local Plan to cut carbon emissions and work with the public and
private sectors to implement best practice.22
Three Rivers has the third highest carbon dioxide (CO2) emissions per capita in Hertfordshire in 2018
(out of the 10 local authority areas). The CO2 per capita emissions for Three Rivers are higher than the
Hertfordshire average as well as the regional and England averages, and are in line with national (UK)
averages (see Table B-2).
Per capita emissions in the District have shown an overall decline since 2009 (from 7.3t CO2 per person
to 6.1t CO2 in 2018); however this includes slight increases between 2009 and 2010 and between 2011
and 2012. This follows the regional and national trends.

Table B-2: Per capita Local CO2 emission estimates 2005-2018 (t CO2 per person)23
2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

Three Rivers

7.3

7.4

7.0

7.4

7.3

6.8

6.5

6.3

6.2

6.1

Hertfordshire

6.7

6.8

6.2

6.5

6.3

5.7

5.5

5.3

5.0

4.9

East of
England

7.0

7.3

6.6

6.8

6.6

6.0

5.8

5.4

5.3

5.2

England

7.1

7.3

6.6

6.9

6.7

6.0

5.7

5.3

5.1

5.0

UK

7.3

7.5

6.8

7.1

6.9

6.3

6.9

6.5

6.3

6.1

In 2018, about 44% of emissions were produced from energy use (mainly electricity and gas) in Three
Rivers homes (compared with 47% in 2010 and 44% in 2014).The industry and commercial sector
contributed about 24% of emissions in 2018 (compared with 27% in 2010 and 2014). Transport
contributed around 31% of emissions within the District (an increase from 24% in 2010 and 28% in
2014). These were almost entirely attributed to road transport (99%)24.

Domestic energy efficiency improved by 24% between 2005 and 2014. This compared to 26% for the
whole of Hertfordshire25.
Domestic gas and electricity use has overall shown a decrease in Three Rivers between 2011 and 2015.
Electricity use has decreased year on year during this period from 173 GWh to 169 GWh. However gas
use has shown more variability on a year by year basis. Gas consumption fell from 593 GWh (gigawatt

22

https://www.climateemergency.uk/blog/three-rivers/

23

BEIS National Statistics (2020) UK local authority and regional carbon dioxide emissions national statistics:
2005 to 2018 https://www.gov.uk/government/statistics/uk-local-authority-and-regional-carbon-dioxideemissions-national-statistics-2005-to-2018 (Accessed 2 March 2021)
24

Figures calculated based on DBEIS National Statistics (2020) UK local authority and regional carbon dioxide e
missions national statistics: 2005-2018 https://www.gov.uk/government/statistics/uk-local-authority-andregional-carbon-dioxide-emissions-national-statistics-2005-2018 Accessed 13 October 2020
25

DECC National Statistics (2016) UK local authority and regional carbon dioxide emissions national statistics:
2005-2014
https://www.gov.uk/government/statistics/uk-local-authority-and-regional-carbon-dioxideemissions-national-statistics-2005-2014 Accessed 27 April 2017
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hour) in 2011 to 577 in 2015 (although in between gas consumption was as follows: 594 GWh in 2012,
588 Gwh in 2013, 574 GWh in 2014)26.
In the commercial sector, gas consumption has decreased year on year from 145 GWh in 2011 to 100
GWh in 2014, followed by a slight increase to 101 GWh in 2015. However, electricity consumption has
shown the opposite trend with an increase year on year from 145 GWh in 2011 to 196 GWh in 2014
with a slight decrease in 2015 to 162 GWh27. The trends of Three Rivers follow those of Hertfordshire.

B.2.2.1

Renewable energy

Within Three Rivers there are two commercial renewable energy facilities. The RES wind facility at
Kings Langley which has a capacity of 0.23MW and the co-firing biomass fossil fuel plant at Maple
Lodge Sewage Treatment Works which has a capacity of 2.88MW (estimated). Therefore there is
3.11MW of installed commercial renewable energy capacity in Three Rivers28.
The Green Alliance Trust has estimated the capacity for renewable energy generation across England
and Wales. Currently, Three Rivers generates 5,044 MWh of renewable energy per annum, placing it
316th out of 348 Local Authorities29. The breakdown of renewable energy sources in Three Rivers is
shown in Figure 1.

Figure 1: Breakdown of renewable energy sources used in Three Rivers in 201630
Three Rivers has ranked third highest in terms of renewable energy capacity and second lowest in
terms of renewable energy generation compared with neighbouring Local Authorities.

26

http://atlas.hertslis.org/profiles/profile?profileId=976&geoTypeId=16&geoIds=26 Accessed 14 October 2020

27

http://atlas.hertslis.org/IAS/profiles/profile?profileId=976&geoTypeId=16&geoIds=26 Accessed 14 October
2020
28

Three Rivers District Council (2020). Annual Monitoring Report 2019-2020
file:///C:/Users/egarvey/Downloads/annual-monitoring-report-2019-2020.pdf Accessed 4 March 2021
29

https://renewablelocator.green-alliance.org.uk/area/88 Accessed 14 October 2020

30

Figure created by author based on data at: https://renewablelocator.green-alliance.org.uk/area/88 Accessed
14 October 2020
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Table B-3: Renewable Energy Generation & Capacity31
Capacity (MW)

Rank

Generation
(MWh)

Rank

Dacorum

21.8

184

23,789

244

St Albans

7.1

286

10,370

290

Watford

3.1

327

6,424

309

Three Rivers

3.2

325

5,044

316

Hertsmere

3.1

329

4,585

321

B.2.2.2

Effects of climate change

Besides reducing greenhouse gas emissions to mitigate climate change, it is also important that local
authorities adapt to the likely impacts. This is necessary since the climate is already changing and is
likely to continue to do so for at least the next few decades.
The future climate in Hertfordshire is predicted to become warmer, with drier summers and wetter
winters32. By 2050, Hertfordshire could see a 17% increase in rainfall or snow in winter, with a 19%
decrease in rainfall during the summer33.
Future climate change is likely to have the following effects:
•

Implications for agricultural practices, such as change in crops grown and season of activity;

•

Threats to the natural environment and native biodiversity;

•

Implications for human health;

•

Risks and opportunities for local businesses;

•

Opportunities for leisure and tourism sector;

•

Weather-related disruption of transport system;

•

New types of building design and existing buildings no longer being fit for purpose; and

•

Increased river and surface water flood risk34 (this issue is of particular importance and is dealt
with in the water section (Section B.8.2.4).

B.2.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for reducing carbon emissions, in
particular through ‘Policy CP1: Overarching Policy on Sustainable Development’. Whilst climate
change will continue to occur, the existing Core Strategy and new Local Plan need to help to reduce
Three Rivers’ contribution to this global issue. Without a new Local Plan, the Core Strategy policies
would still remain, along with the current DM policies (specifically ‘DM4: Carbon Dioxide Emissions
and On site Renewable Energy’ and ‘DM5: Renewable Energy Developments’), and therefore there

31

The Green Alliance, Renewable Energy Locator, https://renewablelocator.green-alliance.org.uk/area/374
Accessed 14 October 2020
32

http://www.hertsdirect.org/docs/pdf/h/hccclimateriskassessment.pdf

33

Hertfordshire Building Futures toolkit, Climate Adaptation

34

http://atlas.hertslis.org/IAS/profiles/profile?profileId=973&geoTypeId=16&geoIds=26
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would not be a policy vacuum in this area, meaning that reductions in carbon emissions would still be
sought in new developments and transport. However, as the Core Strategy gets progressively older,
there is a risk that the weight that can be accorded to such policies will diminish. In addition, the new
Local Plan will have the opportunity to strengthen the policy framework in relation to emissions
reduction and also for adaptation to the effects of climate change, through updated strategic and
development management policies that could take into account new technological opportunities.

B.2.4

Issues and opportunities

•

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.

B.2.5
•

Sustainability appraisal objectives and sub-objectives
Reduce greenhouse gas emissions and adapt to the effects of climate
o

To minimise greenhouse gas emissions (particularly CO2) for instance through more
energy efficient design and promoting carbon neutral development

o

To enable the use of sustainable modes of transport

o

To promote increased carbon sequestration e.g. through increases in vegetation
cover

o

To encourage technological development to provide clean and efficient use of
resources

o

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)

o

To promote the incorporation of renewable energy technology into all new
developments

o

To encourage positive attitudes towards renewable energy schemes (e.g. biomass and
wind energy)

o

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
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B.3
B.3.1

Air Quality
Key policy context

The Environment Act 1995 requires Local Authorities to carry out annual reviews of air quality in their
area. Air Quality is required to be assessed against objectives set out in the Air Quality (England)
(Amendment) Regulations 2002.. The Clean Air Strategy 2019 includes a legislative framework for
tackling air pollution in line with the principles of the Environment Bill 2020 and outlines actions to
reduce emissions from industry, transport and at home.
The NPPF states that: “Planning policies should sustain compliance with and contribute towards EU
limit values or national objectives for pollutants, taking into account the presence of Air Quality
Management Areas and the cumulative impacts on air quality from individual sites in local areas.
Planning decisions should ensure that any new development in Air Quality Management Areas is
consistent with the local air quality action plan”.

B.3.1.1

Relevant plans, policies and programmes

•

Directive 2008/50/EC and Directive 96/62/EC the 'Air Quality Framework Directive’

•

The Environment Act 1995

•

Environment Bill 2020

•

Health Effects of Transport-Related Air Pollution 2005

•

A Green Future: Our 25 Year Plan to Improve the Environment (2018)

•

Clean Air Strategy 2019

•

Air Quality (England) (Amendment) Regulations 2002

•

National Air Quality Strategy (2007)

•

The Air Quality Standards Regulations 2010

•

Three Rivers District Council Air Quality Action Plan 2015-2020

B.3.2

The current situation

Monitoring of air quality helps to ensure that levels of identified pollutants remain below national
standards and targets so that human health and eco systems are protected. Identified pollutants
include: Nitrogen oxides (NOX); Nitrogen dioxide (NO2); Particulate matter (PM10); Sulphur dioxide
(SO2); Benzene; Carbon monoxide (CO); and 1, 3-butadiene.
In terms of air pollution, Three Rivers is very similar to an outer London suburb. The majority of the
population lives within the M25 and many people commute into London or around the motorway
network. Road transport emissions are the major contribution to the burden of air pollution we
encounter in the district.35.
Three Rivers has met and will continue to meet the existing statutory air quality objectives for all but
one pollutant: nitrogen dioxide (NO2). Away from the M25, annual average levels of NO2 are below air
quality objective levels.

35

Three Rivers District Council Air Quality Action Plan 2015-2020 http://www.threerivers.gov.uk/service/airquality Accessed 28 April 2017
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The Council measure ambient NO2 concentrations using eight diffusion tubes at a total of five kerbside,
roadside and receptor site locations within the District.
Five AQMAs were formally declared in 2001 within the District in relation to the annual mean air
quality objectives (annual mean standard of 40 μg/m3) for NO2 and PM10. Of these five AQMAs, one
remains in place and the other four have been revoked. The remaining AQMA is Chorleywood NO2
AQMA, situated at Junction 18 of the M25.
In the 2019 Air Quality Annual Status Report it is confirmed that air quality at the Chorleywood NO2
AQMA has improved since its inception in 2001 from a level of exceedance of >40 µg/m3 to 33 µg/m3
in 201936.
The proposed expansion of Heathrow Airport and construction works for High Speed Two rail will have
an unpredictable impact upon future local air quality with Three Rivers. It is unlikely to improve current
conditions.

B.3.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for improving air quality, in particular
through ‘Policy CP1: Overarching Policy on Sustainable Development’. Without a new Local Plan the
Core Strategy policies would still remain, along with the current DM policies (specifically ‘DM9:
Contamination and Pollution Control’) and therefore there would not be a policy vacuum in this area,
meaning that effects on air quality would still be considered when planning new developments.
However, as the Core Strategy gets progressively older, there is a risk that the weight that can be
accorded to such policies will diminish. In addition, the new Local Plan will have the opportunity to
strengthen the policy framework in relation to air quality through updated strategic and development
management policies. The new Local Plan will be able to ensure that development, beyond that
already identified in the Core Strategy and Site Allocations DPD, is located having taken into account
the air quality related implications, not only in terms of ensuring that new development does not
exacerbate air quality in those areas currently suffering from poor air quality, but also in terms of
ensuring that sensitive developments (e.g. schools and residential homes) avoid been located in areas
with poor air quality. Without the Local Plan any new development that results through planning
applications on unallocated sites, rather than sites allocated in the Local Plan, could occur in areas
which might not comply with these factors.

B.3.4

Issues and opportunities

•

Whilst overall levels of pollutants are low across the District, there is still an area around
junction 18 of the M25 where annual mean PM10 and 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.

•

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.

36

Three Rivers District Council Annual Status Report 2020 https://www.airqualityengland.co.uk/localauthority/hnb-reports Accessed 14 October 2020
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•

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

B.3.5
•

Sustainability appraisal objectives and sub-objectives
Achieve good air quality, especially in urban areas
o

To reduce transport related air quality problems

o

To ensure that development proposals do not make existing air quality problems
worse and where possible improve the quality

o

To avoid siting sensitive developments in areas with poor air quality

o

To address existing or potential air quality problems

18

RPN5025

B.4
B.4.1

Landscape and Townscape
Key policy context

The European Landscape Convention (2000) aims to promote European landscape protection,
management and planning and to organise European co-operation on landscape issues. The
protection and enhancement of the countryside is often dealt with in conjunction with biodiversity
issues, such as in the biodiversity strategy for England ‘Biodiversity 2020: A Strategy for England’s
wildlife and ecosystem services’, or agricultural issues, such as farming schemes and subsidies. In
addition, the Countryside and Rights of Way Act 2000 (CRoW) created a statutory right of access to
open county and registered common land and provides the context for many accessibility issues in
Britain.
The NPPF requires that local planning authorities should protect and enhance valued landscapes, in
particular:
•

“Set[ting] criteria based policies against which proposals for any development on or affecting
protected wildlife or geodiversity sites or landscape areas will be judged” taking into account
their status/importance and their contribution to wider ecological networks.

•

Placing great weight on “conserving landscape and scenic beauty in National Parks, the Broads
and Areas of Outstanding Natural Beauty, which have the highest status of protection in
relation to landscape and scenic beauty”.

•

“Plan[ning] positively to enhance the beneficial use of the Green Belt” and ensuring that when
any planning application is considered, “substantial weight is given to any harm to the Green
Belt”.

•

Avoiding new development that will give rise to “significant adverse impacts on health and
quality of life”, “mitigat[ing] and reduc[ing] to a minimum other adverse impacts on health
and quality of life arising from noise from new developments”.

•

Setting policies that “identify and protect areas of tranquillity which have remained relatively
undisturbed by noise and are prized for their recreational and amenity value for this reason”
and which “should limit the impact of light pollution from artificial light on local amenity,
intrinsically dark landscapes and nature conservation”.

National Planning Policy Guidance has also been published on how local authorities should address
light pollution. This Guidance sets out how the Government defines the link between lighting and
planning and goes on to cover the factors that should be considered when assessing whether a
development proposal might have implications for light pollution and its effects.
More locally, the Chilterns AONB Management Plan sets the framework for protecting and enhancing
the Chilterns – an area of outstanding natural beauty which covers 546ha in the north-west of the
District.

B.4.1.1

Relevant plans, policies and programmes

•

European Landscape Convention 2000

•

National Parks and Access to the Countryside Act (1949)

•

Countryside and Rights of Way Act (2000)

•

Government Woodland and Forestry Statement 2013
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•

Natural England National Character Assessments – 110 Chilterns

•

Chilterns AONB Management Plan 2014-2019

•

Noise Policy Statement for England 2010

•

Hertfordshire County Council Rights of Way Improvement Plan 2017/18-2027/28 (2017)

•

Hertfordshire Strategic Green Infrastructure Plan (2011)

•

Green Belt Review Stage 1 (2017)

•

Green Belt Review Stage 2 (2019)

•

Landscape Character Assessments for Three Rivers (2003)

B.4.2
B.4.2.1

The current situation
Landscape character

England is sub-divided into 159 distinct natural areas, each with a unique combination of landscape,
biodiversity, geodiversity, history and cultural and economic activity. These areas are referred to as
‘National Character Areas’ or ‘Landscape Character Areas’. Three Rivers is covered by three of these
Landscape Character Areas: ‘Area 110 Chilterns’ to the north, ‘Area 115 Thames Valley’ to the south
and ‘Area 111 Northern Thames Basin’ to the east along the boundary with Watford Borough.
The Chilterns Area of Outstanding Natural Beauty (AONB) is one of the District’s most important
landscape ‘assets’. It was designated for the natural beauty of its landscape and its natural and cultural
heritage. The Chilterns Conservation Board identifies a number of qualities of the AONB which are
relevant to the character of the landscape:
•

Panoramic Views from and across the escarpment interwoven with intimate dipslope valleys
and rolling fields.

•

Nationally important concentrations of chalk grassland, extremely diverse in flora and fauna,
and home to some scarce and threatened species.

•

Significant ancient hedgerows, hedgerow and field trees, orchards and parkland weaving
across farmland that covers approximately 60% of the Chilterns.

•

Relative tranquillity and peace on the doorstep of ten million people, with dark skies, unspoilt
countryside and sense of remoteness.

•

One of the most wooded landscapes in England with 23% woodland cover. 56% of the
woodland is Ancient. 37

The Chilterns Conservation Board published its management plan for 2019-2024 which identified
some key issues for the Chilterns including the capacity to attract greater visitor numbers, protecting
sensitive areas and engaging the surrounding community to act as volunteers and stewards to care
for the AONB38.
The Thames Valley is a mainly low lying area which includes Reading, Slough, Windsor and the Colne
Valley as well as the south-west London fringes. It covers a varied landscape of urban and suburban

37

Chilterns AONB Management Plan 2019-2024

38

Chilterns AONB Management Plan 2019-2024
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settlements, infrastructure networks, fragments of agricultural land, historic parks, common lands,
woodland, reservoirs and extensive minerals workings39.
The Northern Thames Basin is an area rich in geodiversity, archaeology and history and diverse
landscapes ranging from the Hertfordshire plateaux woodlands and river valleys, to the open and
mostly arable landscape of the Essex heathlands, with pockets of urbanisation throughout. The
expansion of urban areas has been ongoing in this area since the 16th century, mainly in the
Hertfordshire area. This trend continued to increase more rapidly from the mid-19th century as
infrastructure improved and people could travel to work in London from the surrounding areas in up
to an hour. This has put greater pressure on the area in terms of extra housing developments, schools
and other requirements for expanding populations, with a resulting reduction in tranquillity40.
Hertfordshire County Council has conducted in depth work regarding local landscape character
assessments41. It defined ‘Hertfordshire Landscape Regions’ which are based on what are now known
as the ‘Natural England National Character Areas’ supplemented with some local refinements. Three
Rivers covers three different landscape regions: ‘The Chilterns’ (including part of the AONB), ‘The
Central River Valleys’ and ‘The South Hertfordshire Plateau’. It is anticipated that this information will
be used to assess in more detail how local landscape character could be affected by the planning
policies that will be proposed in the Local Plan.

B.4.2.2

Green Belt

The Green Belt plays an important role in safeguarding the countryside from encroachment,
preserving the setting and special character of the District’s historic settlements and assisting in urban
regeneration.
In Hertfordshire, an area of 84,640 hectares of land was designated as Green Belt, making up 51.5%
of Hertfordshire42. Of this, 6,720 hectares are within Three Rivers District (in 2020)43, making up 76%
of the District. There was no change in the District between 2019 and 2020; however there was a
decrease of 110 hectares between 2014 and 2015 (equivalent to 2% of their Green Belt). In 2015
England saw the largest annual change in its area of Green Belt reported since 201044. Between 2019
and 2020, England’s Green Belt reduced by 3,520 ha45.

39

http://publications.naturalengland.org.uk/publication/3865943?category=587130

40

http://publications.naturalengland.org.uk/publication/4721112340496384?category=587130 Accessed 28
April 2017
41

https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/landscape/landscapecharacter-assessment.aspx# Accessed 23 April 2021
42

Hertfordshire Quality of Life Report (2014)

43

Department for Communities and Local Government (2020) Local Authority Green Belt Statistics
https://www.gov.uk/government/statistics/local-authority-green-belt-statistics-for-england-2019-to-2020
Accessed 14 October 2020
44

Department for Communities and Local Government (2020) Local Authority Green Belt Statistics
https://www.gov.uk/government/statistics/local-authority-green-belt-statistics-for-england-2019-to-2020
Accessed 14 October 2020
45

Department for Communities and Local Government (2020) Local Authority Green Belt Statistics
https://www.gov.uk/government/statistics/local-authority-green-belt-statistics-for-england-2019-to-2020
Accessed 14 October 2020
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B.4.2.3

Tranquillity/light pollution

The East of England has been ranked as the second darkest region in England (after the South West)
in the latest CPRE ‘Night Blight’ Report 201646. However, at the county level, only five counties in
England have a lower percentage of dark skies than Hertfordshire, meaning that the county has
relatively high levels of light pollution. Table B-4 shows that Hertfordshire has very little of the lowest
light levels present (0.5% compared to 11% in the East of England), however it also has relatively low
levels of the brightest light levels (1.2% compared to 0.6% in the East of England). The majority of light
pollution within Hertfordshire is within the mid to low levels (colour bands 1-5).
Given that Three Rivers has the M25 motorway passing through its centre, the light pollution levels
here are higher than surrounding districts with a higher proportion of light pollution in colour bands
5-8 (82%). However Three Rivers has no areas within the brightest colour band. Three Rivers is in
contrast to the trends in Hertfordshire, in terms of night light pollution, where 65% is within colour
bands 1-4. Most of the darkest skies of the District fall within the Chilterns AONB west of Sarratt. The
brightest skies are found along the M25, over the settlements of Rickmansworth and Abbots Langley,
and Leavesden Studios.
Table B-4: Levels of light pollution and dark skies split for Three Rivers, Hertfordshire and East of
England47
Brightness values (NanoWatts)

East of England

Hertfordshire

Three Rivers

Colour band 9 (> 32 (brightest))

0.6%

1.2%

0.0%

Colour band 8 (16 – 32)

1.8%

3.7%

5.7%

Colour band 7 (8 – 16)

3.3%

8.7%

23.4%

Colour band 6 (4 – 8)

4.6%

11.7%

30.8%

Colour band 5 (2 – 4)

7%

14.2%

22.1%

Colour band 4 (1 – 2)

12.3%

21.2%

14.1%

Colour band 3 (0.5 – 1)

24.4%

25.5%

3.9%

Colour band 2 (0.25 – 0.5)

35.3%

13.2%

0.0%

Colour band 1 (< 0.25 (darkest))

10.8%

0.5%

0.0%

Average Rank (where a rank of 1 has
the darkest skies)

2/9 regions

36/41 counties

187/326 local authority
areas

Since the 1960s ‘tranquil areas 48 ’ and ‘tranquil areas with some intrusion’, have been decreasing
substantially in England, mainly due to new housing and infrastructure developments. These areas are
identified in relation to their distances away roads, towns, airports and power stations. In 1960, about
54% of Hertfordshire was considered to be disturbed by noise and visual intrusion. This had increased

46

http://nightblight.cpre.org.uk/images/resources/Night_Blight_cpre.pdf Accessed 28 April 2017

47

Source: http://nightblight.cpre.org.uk/maps/

48

Tranquil areas can be defined as: Places which are sufficiently far away from the visual or noise intrusion of
development or traffic to be considered unspoilt by urban influences.
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to 69% in the early 1990s and by 2007 was estimated to be just under 76%49. The least tranquil areas
are around main urban areas, and particularly concentrated within the southwest of the County.
From 2011, Hertfordshire County Council has run a night-time ‘street light switch-off’ scheme between
midnight and 6am in all residential areas including towns and villages. Approximately 70% of the
County’s street lights have been converted to operate for part of the night only with the remaining
30% kept on along A-roads, pavements and in known crime spots. This policy has saved approximately
£1.4 million a year and contributes to substantial reductions in carbon output and upward light
pollution50.

B.4.2.4

Noise pollution

Information relating to noise is reported under the ‘Health and Wellbeing’ topic. See Section B.10.2.4.

B.4.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for the protection and enhancement of
the District’s landscapes and townscapes, in particular through ‘Policy CP11: Green Belt’ and ‘Policy
CP9 Green Infrastructure’ and Policies PSP1 - PSP4 that cover settlement and site design and the public
realm. Without a new Local Plan the Core Strategy policies would still remain, along with the current
DM policies (specifically ‘DM2: Green Belt’, DM7: Landscape Character’ and ‘DM9: Contamination and
Pollution Control’) , and therefore there would not be a policy vacuum in this area, meaning that
landscape and townscape would remain protected. However, as the Core Strategy gets progressively
older, there is a risk that the weight that can be accorded to such policies will diminish. In addition,
the new Local Plan will be able to ensure that development, beyond that already identified in the Core
Strategy and Site Allocations DPD, is located having taken into account the sensitivity of an area in
terms of landscape and townscape. Without the Local Plan any new development that results through
planning applications on unallocated sites, rather than sites allocated in the Local Plan, could occur in
areas which might not be the most appropriate. Also, without a new Local Plan, opportunities may be
lost to plan at the strategic level for Green Infrastructure provision which could provide landscape
enhancements. The DM policies in the new Local Plan will also update the current DM policies to bring
them up to date where appropriate. Without this happening there might be gaps in the policy
framework which could result in inappropriate development from a landscape/townscape stand-point.

B.4.4

Issues and opportunities

•

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.

49

Campaign to Protect Rural England (2007). England’s Fragmented Countryside: East of England- intrusion
statistics.
http://www.cpre.org.uk/resources/countryside/tranquil-places/item/1761-englands-fragmentedcountryside-east-of-england-intrusion-statistics
50

Campaign to Protect Rural England (2014). ‘Shedding Light: a survey of local authority approaches to lighting
in England’ http://www.cpreherts.org.uk/campaigns/countryside/dark-skies/item/2298-shedding-light-andseeing-stars
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•

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.

B.4.5
•

Sustainability appraisal objectives and sub-objectives
To conserve and enhance landscape and townscape character and encourage local
distinctiveness
o

To protect and enhance landscape and townscape character

o

To protect the purpose for which the Chilterns AONB is designated

o

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

o

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

o

To minimise the visual impact of new developments

o

To encourage contribution of public art
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B.5

Historic Environment

B.5.1

Key policy context

The European Spatial Development Perspective (1999) aims for balanced and sustainable
development in the European Union. As part of that the conservation and management of the historic
environment, including natural resources and heritage assets is set out as one of three fundamental
goals.
In the UK, the NPPF requires that local planning authorities should set out a positive strategy within
their Local Plan, in relation to the conservation and enhancement of the historic environment and the
opportunity for people to access and enjoy it. Local authorities should also recognise that heritage
assets are irreplaceable. Paragraph 131 in particular states:
“in determining planning applications, local planning authorities should take account of:
The desirability of sustaining and enhancing the significance of heritage assets and putting them to
viable uses consistent with their conservation;
The positive contribution that conservation of heritage assets can make to sustainable communities
including their economic vitality; and
The desirability of new development making a positive contribution to local character and
distinctiveness.”

B.5.1.1

Relevant plans, policies and programmes

•

European Landscape Convention (2000)

•

UNESCO World Heritage Convention (1972)

•

The Convention for the Protection of the Architectural Heritage on Europe (1985)

•

The European Convention on the Protection of Archaeological Heritage (1992)

•

Ancient Monuments and Archaeological Areas Act (1979) (as amended)

•

Historic Buildings and Ancient Monuments Act 1983

•

Planning (Listed Buildings and Conservation Areas) Act (1990)

•

The Enterprise and Regulatory Reform Act 2013

•

The Government's Statement on the Historic Environment for England (2010)

•

The Heritage Statement 2017

•

Heritage 2020: Strategic Priorities for England's Historic Environment 2015-2020

•

Historic England Good Practice Advice in Planning Notes 1-3

•

Historic England Advice Notes 1, 2, 3, 4, 7, 8

•

Chilterns AONB Management Plan 2014 - 2019

•

Conservation Appraisal and Management Plans for Three Rivers Conservation Areas

B.5.2

The current situation

Historic features add tradition, continuity and character to a place, as well as being an asset for the
economy, the environment and the wider community. Access to heritage assets, including building,
monuments and historic parks and gardens is also linked to improved health and wellbeing. It is
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important that the setting of these heritage assets is preserved as much as possible as well as the
assets themselves.
Many of the important heritage features and areas within Three Rivers are recognised through historic
environment designations. The National Heritage List for England51 lists a total of:
•

349 listed buildings in the District (consisting of 3 Grade I buildings, 14 Grade II* buildings and
332 Grade II buildings)52;

•

3 scheduled monuments;

•

2 registered parks and gardens (consisting of one Grade II* - of exceptional historic interest
at Moor Park and one Grade II at Cassiobury Park, shared with Watford Borough); and

•

22 conservation areas.

Although none of England’s historic battlefields or World Heritage Sites are located in Hertfordshire,
two National Trust Properties can be found in the County: Ashridge Estate (in Dacorum) and Shaw's
Corner (in St Albans).
There is one listed building within Three Rivers that is on the 2019 Heritage at Risk Register:
‘Langleybury House, Langleybury, Abbots Langley’ (Grade II*). Langleybury House is a country house
c1725. It was previously used as part of a school, but has been vacant since 1996. The house is
described on the register as being in fair condition, part occupied/ part in use; but in slow decay with
no solution agreed. The buildings have been used for filming in recent years which has helped ensure
their protection; however the implementation of repairs to the house has not yet occurred and
remains desirable53.
Locally listed buildings are architectural or local historic interest but which do not qualify as statutory
Listed Buildings. There are over 250 locally listed buildings within Three Rivers District54. These are
typically located with conservations areas within the District, of which there are 22. Conservation
areas are places of special architectural or historic interest, that are worthy of protection. They are
also designated by the Council. Table B-5 provides a summary list. In addition to specific buildings,
consideration needs to be taken of other characteristics, for example there is a deliberately aligned
historic avenue which provides a link between the Moor Park landscape and Rickmansworth church
via, Cassiobury and Moor Park across the valley.

51

Historic England (2016) Local Authority Profiles 2016. https://historicengland.org.uk/research/heritagecounts/indicator-data/local-authority-profiles/ Accessed 2 May 2017
52

All buildings built before 1700 in original condition are listed, as are most of those built between 1700 and
1840
53

https://historicengland.org.uk/advice/heritage-at-risk/ Accessed 14 October 2020

54

http://www.threerivers.gov.uk/egcl-page/locally-important-buildings Accessed 2 May 2017
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Table B-5: List of conservation areas within Three Rivers District55
Conservation Area

Designation

Designated

Abbots Langley

Historic core and commercial area

1969

Batchworth Heath

Historic heath and surrounding buildings

1994

Cedars Avenue

Area of Victorian houses close to town centre

2006

Chorleywood
Common

Ancient common, surrounding buildings and area north of the
station

1976

Chorleywood
Station Estate

Metroland area SW of station

1990

Coppermill Lock

19th century canal side buildings

1980

Croxley Green

The Green and surrounding buildings

1980

Dickinson Square

Close knit group of planned 19 century cottages and a garden
square

1994

Grove Mill Lane

Historic mill and nearby canalside buildings

1973

Heronsgate

1846 planned Chartist settlement

1993

Hunton Bridge

Canalside buildings and canal bridge

1984

Loudwater Estate

Residential estate of particular character centred on Loudwater
House/Chess Valley

1998

Outer Loudwater
Estate

The defined area forms the attractive and distinctive setting for
Loudwater based on the well-wooded valley bordering the River
Chess and incorporating low density residential development

2006

Oxhey Hall

1930s “Metroland” architecture

2006

Moor Park

Metroland planned estate

1995

Nightingale Road

Area of Victorian houses close to Town Centre

1998

Upper Nightingale
Road

Area of Victorian houses close to Town Centre

2005

Rickmansworth
Town Centre

Historic and commercial core

Amended
boundary
1996 (1973)

Sarratt (The Green)

Sarratt Green and surrounding buildings

Pre 1974
(Around 1968)

Sarratt (Church
End)

Sarratt Church and nearby buildings

1980

Stockers Lock and
Farm

Canal lock and nearby farm buildings and land

1993

Frith Wood

Part of original Eastbury Estate – containing three Grade II Listed
Buildings in land between Watford Road and Sandy Lane,
Northwood.

2007

Within Three Rivers, there are also 19 Areas of Archaeological Significance (places of moderate or high
archaeological potential)56:
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•

Oxhey Hall Farm moated site

•

Rectangular Enclosure, Micklefield

•

Chorleywood West

•

River Colne Settlements

•

Roman Ditch System, Abbots Langley

•

Sarratt Village

•

Medieval Earthwork, Juniper Hill

•

Roman Building, Valley Farm

•

Abbots Langley Village

•

Medieval Church, Church End

•

Rickmansworth town centre

•

Roman Villa, River Chess

•

Prehistoric Ring Ditches, Commonwood

•

Medieval Earthwork, Sarratt

•

Bathend Clump. Moor Park

•

Romano-British Burials, Kings Langley

•

Moor Park Roman Villa

•

Roman Gardens Roman Villa

•

Newhall Farm Roman Villa

The District also has extensive areas of surviving high quality historic landscapes. The Hertfordshire
Historic Landscape Characterisation (HLC) identifies two rare historic landscape types within the
District: co axial enclosures (sinuous field boundaries) and watercress beds. Co axial field systems
cover approximately 8.03% of the District’s total area, while watercress beds occur in much small
pockets, such as in the Chess Valley, representing around 0.13% of the total District area. Watercress
beds are significant because of their historic and active association with the Chess as a working
landscape57.

B.5.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for the protection and enhancement of
the District’s heritage assets and historic landscapes, in particular through ‘Policy CP1: Overarching
Policy on Sustainable Development’ and ‘CP12: Design of Development’. Without a new Local Plan,
the Core Strategy policies would still remain, along with the current DM policies (specifically ‘DM4:
The Historic Built Environment’), and therefore there would not be a policy vacuum in this area,
meaning that heritage assets and historic landscapes would remain protected. However, as the Core
Strategy gets progressively older, there is a risk that the weight that can be accorded to such policies
will diminish. In addition, the new Local Plan will be able to ensure that development, beyond that
already identified in the Core Strategy and Site Allocations DPD, is located having taken into account
the sensitivity of an area in terms of heritage assets. Without the new Local Plan, any new
development that results through planning applications on unallocated sites, rather than sites
allocated in the Local Plan, could occur in areas which might not be the most appropriate. The DM
policies in the new Local Plan will also update the current DM policies to bring them up to date where
appropriate. Without this happening there might be gaps in the policy framework which could result
in inappropriate development from a cultural heritage stand-point.

55

http://www.threerivers.gov.uk/egcl-page/conservation-areas Accessed 2 May 2017

56

Three
Rivers
District
Council
(2010)
Green
www.threerivers.gov.uk/download?id=25843 Accessed 2 May 2017

Infrastructure

Background

Paper

57

Three Rivers District Green Infrastructure Plan - Final Report (2011).
www.threerivers.gov.uk/download?id=31811 Accessed 28 April 2017
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B.5.4

Issues and opportunities

•

The historic 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 ‘heritage 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.

B.5.5
•

Sustainability appraisal objectives and sub-objectives
To identify, conserve and enhance the historic environment and heritage assets
o

To safeguard and enhance the historic environment and restore historic character
where appropriate, based on sound historical evidence

o

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

o

To promote public education, enjoyment and access of the built heritage and
archaeology
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B.6

Material Assets

Material assets include resources such as land, building materials and other resources which are nonrenewable. The topic is concerned with the efficient use of resources, including re-use of brownfield
sites and sustainable waste management.

B.6.1

Key policy context

Legislation to reduce waste production, and to increase re-use, and recycling has been introduced
with stringent targets, particularly for biodegradable waste, having been set by the European Union.
The UK National Planning Policy for Waste sets out detailed policies that should be taken into account
when producing Local Plans. The Waste Management Plan for England (2013) sets out measures to
make waste management in the UK more sustainable, such as decoupling waste from economic
growth and promoting the composting of organic waste. An updated version of this plan is currently
under consultation but does not contain any new policies. Similarly, the Waste Prevention Programme
for England (2013) sets out how the Government plans to reduce the amount of waste produced in
the country and the process of transitioning towards a more resource efficient economy.
In terms of resource efficiency, renewable energy use and efficient use of land, the NPPF requires that
local planning authorities should support the move to a low carbon future by:
“plan[ning] for new developments in locations and ways which reduce greenhouse gas
emissions”;
“actively suppor[ting] energy efficiency improvements to existing buildings”; and
“when setting any local requirement for a building’s sustainability, do[ing] so in a way consistent
with the Government’s zero carbon buildings policy and adopt nationally described standards”.
The NPPF also emphasises the need to encourage the effective use of land by re-using previously
developed land, provided that it is not of high environmental value.
On a regional level, the Hertfordshire Waste Local Plan 2011-2026 and the Hertfordshire Minerals
Local Plan Review 2015 set out issues how to address waste issues locally.

B.6.1.1

Relevant plans, policies and programmes

•

Landfill Directive 1999/31/EC

•

Waste Framework Directive 2008/98/EC

•

Industrial Emissions Directive (2010)

•

UK Government Sustainable Development Strategy: Securing the Future (2011)

•

A Green Future: Our 25 Year Plan to Improve the Environment (2018)

•

National Planning Policy for Waste (2014)

•

Waste Management Plan for England (2013)

•

Waste Prevention Programme for England (2013)

•

Urban Waste Water Treatment Directive 1991

•

The Waste Strategy (2007)

•

Hertfordshire Minerals Local Plan

•

Mineral Consultation Areas in Hertfordshire, Supplementary Planning Document (2008)

•

Hertfordshire Waste Local Plan
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•

Hertfordshire Waste Partnership annual reports

•

Three Rivers Community Strategy 2012-2018

•

Three Rivers District Council Infrastructure Delivery Plan (2012)

B.6.2
B.6.2.1

The current situation
Waste

Hertfordshire County Council is the waste disposal authority and the minerals and waste planning
authority for the County. Three Rivers District Council, meanwhile, is the waste collection authority
with a statutory duty under the provisions of the Environmental Protection Act 1990 (as amended) to
arrange for the collection of household waste in its area.
In Hertfordshire, overall waste produced decreased from 502,307 tonnes in 2013/14 to 493,559
tonnes of household waste being produced in 2015/16. In 2015/16, the most recent year for which
data is available, Hertfordshire residents recycled 50.4% of their waste. Residual waste was reduced
by 8,000 tonnes and overall recycling was up 1,000 tonnes from the previous year, though organic
waste has reduced. 152,131 tonnes of waste were sent to energy recovery facilities to produce
electricity and heat, meaning less waste being sent to landfill58.
For Three Rivers District, waste produced per household remained relatively stable between 2010 and
2016. In the period 2014/15-2015/16 there was an overall reduction in waste of 24kg per property. In
2018/19 Three Rivers District collected a total of 35,271 tonnes of household waste and achieved a
recycling/composting rate of 62.9% (30.5% recycling, 32.4% composting). Three Rivers has the third
highest household recycling rate of all the Local Authorities in England.59.
Whilst a long term solution to Hertfordshire’s growing residual waste disposal need is developed, in
the short term, Hertfordshire’s residual waste will be disposed of at five Landfill or Energy Recovery
Facilities (ERF):
•

Westmill Landfill, just north of Ware (the only disposal location within Hertfordshire), which
accepts residual waste from East Hertfordshire and waste from five of Hertfordshire’s 17
household waste recycling centres;

•

The Ardley ERF in Oxfordshire, which has been accepting waste from the Waterdale Transfer
Station since mid-2014;

•

Milton Landfill, located in Cambridgeshire, which accepts a portion of North Hertfordshire’s
residual waste;

•

Bletchley Landfill, located in Buckinghamshire, which takes residual waste from both the
privately operated Hitchin Transfer Station and the Waterdale Transfer Station; and

58

Hertfordshire Quality of Life Report (2017)
http://atlas.hertslis.org/IAS/profiles/profile?profileId=961&geoTypeId=16&geoIds=26 Accessed 15/10/20
59

ENV18 - Local authority collected waste: annual results tables https://www.gov.uk/government/statisticaldata-sets/env18-local-authority-collected-waste-annual-results-tables Accessed 15/10/20
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•

Greatmoor ERF, near Calvert in Buckinghamshire opened in June 2016, and is due to take
residual waste from Hertfordshire, that would have previously gone to Bletchley Landfill60.

These arrangements, whilst indicating a move from the use of landfill sites to ERF, demonstrate that
Hertfordshire has a lack of in-county disposal options and a need for increased waste transfer by road
to access regional facilities.

B.6.2.2

Waste water and sewage

Thames Water covers most of Hertfordshire’s drainage catchment split into two main catchments,
each with a sewage treatment works/wastewater treatment works (STW/WwTW). In the east is Rye
Meads STW near Ware (East Hertfordshire) and to the west is Maple Lodge WwTW located in
Rickmansworth (Three Rivers). The sewage from Three Rivers all drains to Maple Lodge Wastewater
Treatment Works (WwTW), as does the majority of sewage from the neighbouring boroughs of
Watford, Dacorum and Welwyn Hatfield and the neighbouring district of St Albans. Exceptions to this
include Bovingdon, Berkhamsted, Harpenden, Wheathampstead, Welwyn Garden City, Tring,
Markyate and parts of Hatfield.
Sewage from the District drains into a trunk sewer which serves several other Local Authority areas
upstream before passing through the Three Rivers District along the valley of the River Colne.
Upstream of the District, facilities exist to divert part of the existing flow to Blackbirds WwTW (in
Watford) and the rest continues through the trunk sewer network for treatment at Maple Lodge
WwTW and subsequent discharge to the Grand Union Canal. As a result, the capacity of Maple Lodge
WwTW to accommodate the increase in wastewater from development in Three Rivers up to 2031
(the end of the current plan period) will be severely constrained by how much growth from the
neighbouring local authorities (Dacorum, St Albans, Watford and Welwyn Hatfield) is allocated to the
Maple Lodge catchment and how much of this is diverted to Blackbirds WwTW or another WwTW61.

B.6.2.3

Land use

In Hertfordshire, there are conflicting pressures on land use. This is particularly true for housing and
associated infrastructure which has to be balanced with the protection of the natural environment62,
as well as the preservation of the Green Belt
To achieve both the more efficient use of previously developed land (PDL) and the reduction of
development pressures on undeveloped (greenfield sites and Metropolitan Green Belt land), in 1998
the government set a target that 60% of all new developments should be built on brownfield sites.
Three Rivers continues to exceed that target, with 86.4% (gross) of all dwellings being completed on
previously developed land (PDL) in 2019/20. Since 2001, about 90% of gross dwelling completions
have been on previously developed land63. However, previous high levels of performance (90%+) are

60

Hertfordshire Quality of Life Report (2014)
http://atlas.hertslis.org/IAS/profiles/profile?profileId=961&geoTypeId=16&geoIds=26
61

Three Rivers District Council (2012) Infrastructure Delivery Plan
www.threerivers.gov.uk/download?id=32124 Accessed 2 May 2017
62

HEF (2004) “Quality of Life Report 2004”, available at
http://www.hertsdirect.org/infobase/docs/pdfstore/qol4.pdf
63

Three Rivers District Council (2020) Annual Monitoring Report 2019-2020
file:///C:/Users/egarvey/Downloads/annual-monitoring-report-2019-2020.pdfAccessed 3 March 2021
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unlikely be repeated in the future as the PDL resource in the built-up areas depletes. This will lead to
greater pressure to build on greenfield sites.
In 2014/2015, there were high levels of new build completions and finally completed schemes with
densities of 30-50 dwellings per hectare and 50 dwellings and above - relating to the tendency to build
high density developments in locations highly accessible to public transport, services and facilities.
This has been a continuing trend since 2013/14.

B.6.2.4

Aggregates and minerals

Hertfordshire’s geology is primarily chalk bedrock from the Cretaceous period, with a covering of
London Clay in the south and the east of the County. In the very north and northwest of the County
there are some small areas of Gault Clay. Lying on top of the bedrock, there are superficial deposits of
Clay-with-flints covering a large proportion of west Hertfordshire, including the Chilterns dip slope.
Boulder clay can be found in central and east Hertfordshire, while there are gravel deposits in the Vale
of St Albans and the river valleys64.
Sand and gravel is the most commonly worked mineral in Hertfordshire, with land-won sand and
gravel providing the only source of soft sand and sharp sand. The sand and gravel resources are found
in most parts of the County, although they are particularly concentrated in a belt sitting across the
southern half of the County (south of a line between Bishop Stortford in the east and Hemel
Hempstead in the west). This area entirely covers the local authority areas of Watford, Three Rivers,
Hertsmere, Welwyn Hatfield and Broxbourne. Large parts of St Albans and East Hertfordshire are also
covered along with a small part of Dacorum65.
Three Rivers’ location in sand and gravel belt means that much of the District is covered by Minerals
Consultation Areas identified in the ‘Mineral Consultation Areas in Hertfordshire Supplementary
Planning Document (SPD)’66. The SPD identifies areas of the County where particular care is needed to
prevent the unnecessary sterilisation of sand and gravel resources. It requires that the
District/Borough councils consult the County Council before determining applications for
development in mineral consultation areas in order to safeguard mineral resources.
Soft sand is relatively scarce within Hertfordshire and is concentrated within a small number of areas,
meaning that the County in general has to import this resource from elsewhere; however sharp sand
and gravel are more widely distributed across Hertfordshire67. Gravel deposits are found within the
river valleys of the Mimram, Ver and Colne around St Albans and Hemel Hempstead, although
resources at the Ver and Colne have mostly been exhausted65.

64

Biodiversity Action Plan for Hertfordshire 2006, www.hef.org.uk Accessed 2 May 2017

65

Hertfordshire Minerals Planning (2015) ‘Local Aggregate Assessment’
http://www.hertfordshire.gov.uk/docs/pdf/l/locaggass2015.pdf Accessed 2 May 2017
66

https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/planning/planning-inhertfordshire/minerals-planning/minerals-consultation-areas/minerals-consultation-areas-supplementaryplanning-document.aspx Accessed 11 May 2017
67

Hertfordshire County Council (2014) ‘Sand and Gravel in Hertfordshire Frequently Asked Questions’
http://www.hertfordshire.gov.uk/docs/pdf/h/18857322/Sndandgrvlinhertsfaqs.pdf
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In 2019 there were three quarries extracting sand and gravel in Hertfordshire:
•

Tyttenhanger Quarry, Colney Heath;

•

Hatfield Quarry with the linked Symondshyde extraction site; and

•

Thorley Hall Farm

The Local Aggregates Assessment (2020) reported that extraction is steadily continuing at active sand
and gravel sites in Hertfordshire; however the County’s reserves are showing a steady decline. There
is one inactive site within the County. Permitted reserves in Hertfordshire are estimated to be able to
supply aggregate for a period of 6.4 years based on the County’s apportionment of 1.39 million tonnes
per annum
There is one remaining chalk quarry located within Hertfordshire (Bedwell Park just outside Hertford).
In the past, there were many chalk extraction sites, primarily for local use, however the scale of
extraction has significantly decreased to just these sites. The chalk is now extracted for use in
agriculture within and outside the County.
There is one brick clay quarry in the County, at Bovingdon in Dacorum Borough, where Hertfordshire’s
sole worked deposit of clay is located close to Hemel Hempstead68.
There is no hard rock found within Hertfordshire and as a result the County imports crushed rock via
the rail aggregate depots located at:
•

Langley Sidings, Stevenage;

•

Rye House, Hoddesdon;

•

Harper Lane, Radlett;

•

Orphanage Road, Watford; and

•

Hitchin69.

Extracting primary resources can cause a variety of impacts which could potentially be avoided by
using secondary or recycled materials.
In Hertfordshire recycled and secondary aggregate processing increased from 78,390 tonnes in 2004
(this being 7% of total aggregate production) to 329,457 tonnes in 2013 (22.5%)70.

B.6.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for the sustainable use of resources, in
particular through ‘Policy CP1: Overarching Policy on Sustainable Development’ and ‘Policy CP12:
Design of Development’. Without a new Local Plan, the Core Strategy policies would still remain, along
with the current DM policies (specifically ‘DM10: Waste Management’) and therefore there would not
be a policy vacuum in this area, meaning that resource efficiency would still be considered when
planning new developments. However, as the Core Strategy gets progressively older, there is a risk
that the weight that can be accorded to such policies will diminish. In addition, the new Local Plan will

68

Hertfordshire County Council (2014) ‘Chalk and Clay in Hertfordshire Frequently Asked Questions’
http://www.hertfordshire.gov.uk/docs/pdf/h/18857322/Chlkandclyinhertsfaqs.pdf
69

Hertfordshire Minerals Planning (2015) ‘Local Aggregate Assessment’
http://www.hertfordshire.gov.uk/docs/pdf/l/locaggass2015.pdf
70

Hertfordshire Count Council Secondary and Recycled Aggregates Topic Paper (March 2015)
http://www.hertfordshire.gov.uk/docs/pdf/h/18857322/topicpapsecandrecyaggreg.pdf
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have the opportunity to strengthen the policy framework in relation to resource use through updated
strategic and DM policies. It should be noted that planning for minerals and waste is undertaken at a
county level and therefore the Local Plan has limited influence at the strategic level for these two
topics.

B.6.4

Issues and opportunities

•

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 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.

B.6.5
•

Sustainability appraisal objectives and sub-objectives
To use natural resources, both finite and renewable, as efficiently as possible, and re-use finite
resources or recycled alternatives wherever possible
o

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

o

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

o

To safeguard reserves of exploitable minerals from sterilisation by other
developments

o

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

o

To encourage all developments and occupants to minimise waste and optimise the
recovery and recycling of waste.
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B.7
B.7.1

Soil
Key policy context

When compared to the higher profile environmental issues, such as climate change and loss of
biodiversity, impacts on soil are less well reported. This is despite the fact that soil is the foundation
of the environment, landscape, wildlife and food production. Nevertheless, at the European level the
EU 7th Environment Action Programme highlights soil degradation as a serious challenge with the
requirement to increase efforts to reduce soil erosion and increase soil organic matter, and to
remediate contaminated sites.
The National Planning Policy Framework requires that local authorities should “take into account the
economic and other benefits of the best and most versatile agricultural land” and where it is necessary
to have significant development on agricultural land, they “should seek to use areas of poorer quality
land in preference to that of a higher quality”.
The NPPF also emphasises the role of the planning system in contributing to and enhancing the natural
and local environment by “preventing both new and existing development from contributing to or
being put at unacceptable risk from, or being adversely affected by unacceptable levels of soil, air,
water or noise pollution or land instability”.
The Planning Practice Guidance on Minerals advises mineral planning authorities how to balance best
social, economic and environmental issues related to mineral and aggregates extraction which can
impact on soil. The Soil Strategy for England has a vision to ensure that England’s soils will be protected
and managed to optimise the varied functions that soils perform for society.

B.7.1.1

Relevant plans, policies and programmes

•

The European Soil Thematic Strategy (2006)

•

Safeguarding our Soils: A Strategy for England (2009)

•

Rural Strategy (2004), Defra

•

Government Woodland and Forestry Statement (2013)

•

A Green Future: Our 25 Year Plan to Improve the Environment

•

DEFRA Regional Agricultural Land Classification Map (2010)

B.7.2

The current situation

The geology of the County is the major factor determining its topography (the hills and valleys) and its
soils. These, together with the climate, determine the natural vegetation and habitats which support
the range of species and influence farming practices. The combination of all these factors results in
the distinctive landscape of each part of the County.
The solid geology of Hertfordshire is relatively simple, being largely chalk of the Cretaceous period,
overlain in the south and east by London Clay. In the far north and north-west of the County are small
areas of Gault Clay. Throughout much of the County, the superficial deposits which overlay the solid
geology complicate the picture. These include the Clay-with-flints of much of west Hertfordshire;
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including the Chilterns dip slope; the boulder clay of central and east Hertfordshire; and the gravels of
the Vale of St Albans and the river valleys71.
South-west Hertfordshire’s soils are mainly classified as grade 3 agricultural land, with some grade 2
soils72. A significant proportion is covered by urban areas; a fact it has in common with many areas in
the London Arc.
Three Rivers District covers a number of different soilscapes. The predominant soilscape is ‘freely
draining slightly acid loamy soils’ which generally have low fertility. These are typically arable and
grassland (when not in an urban area) and are vulnerable to groundwater contamination. Along the
River Chess, there is an area of ‘freely draining lime-rich loamy soils’ which drains to chalk or limestone
groundwater and is vulnerable to leaching of nitrate to groundwater and erosion of chalk soils. To the
south of Rickmansworth, the soil is the same as for much of the land to the Northwest of London:
‘slowly permeable seasonally wet slightly acid but base-rich loamy and clayey soils’. These have
moderate fertility are typically suited to grassland and arable with some woodland. Overland flow is
the main risk. There is a small area of ‘slightly acid loamy and clayey soils with impeded drainage’,
north of Abbots Langley which has moderate to high fertility. Farmed land here is vulnerable to
pollution run-off and rapid through-flow to streams; with the potential to trigger erosion of fine
sediment through surface capping.73.
Major impacts on soil are soil loss, contamination or compaction which can stem from a variety of
sources, such as74:
•

Erosion;

•

New developments (e.g. housing and accompanying infrastructure);

•

Nutrient loss and diffuse pollution from agriculture;

•

Climate change (leading to drought or flooding);

•

Air pollution and run-off from roads; and,

•

Quarrying.

In recent years, Southwest Hertfordshire has seen a number of sinkholes appearing; a result of the
predominantly chalk geology.
In 2017, there were no sites in Three Rivers listed on the Council’s Contaminated Land Register. Land
contamination is not a major issue in the District. There are a number of closed landfill sites that had
previously been filled with refuse since the 1930s; however the Council has been involved with land
contamination projects to remediate these sites.

B.7.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for maintaining soil quality and
remediating contaminated land, in particular through ‘Policy CP1: Overarching Policy on Sustainable

71

http://www.hef.org.uk/nature/biodiversity_vision/chapter_02_geology.pdf

72

Natural England (2010) Agricultural Land Classification map Eastern Region
http://publications.naturalengland.org.uk/publication/127056?category=5954148537204736
73

http://www.landis.org.uk/soilscapes/index.cfm# Accessed 2 May 2017

74

http://www.landis.org.uk/soilscapes/index.cfm# Accessed 2 May 2017
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Development’. Without a new Local Plan the Core Strategy policies would still remain, along with the
current DM policies (specifically ‘DM9: Contamination and Pollution’) and therefore there would not
be a policy vacuum in this area, meaning that effects on soils would still be considered when planning
new developments. However, as the Core Strategy gets progressively older, there is a risk that the
weight that can be accorded to such policies will diminish. In addition, the new Local Plan will have
the opportunity to strengthen the policy framework in relation to safeguarding soils and remediating
contaminated land through updated strategic and DM policies. The new Local Plan will be able to
ensure that development, beyond that already identified in the Core Strategy and Site Allocations DPD,
is located having taken into account the soil quality related implications (e.g. whether best and most
versatile agricultural land could be affected and whether opportunities are taken to remediate
contaminated sites). Without the new Local Plan, any new development that results through planning
applications on unallocated sites, rather than sites allocated in the Local Plan, could occur in areas
which might not result in the best outcomes in relation to these factors.

B.7.4

Issues and opportunities

•

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.

B.7.5
•

Sustainability appraisal objectives and sub-objectives
Make efficient use of land and protect soils
o

To safeguard high quality soils, such as agricultural land grades 1, 2 and 3a, from
development

o

To limit contamination/degradation/loss of soils due to development

o

To concentrate new developments on previously developed land (PDL)

o

To minimise use of greenfield sites for development

o

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

o

To encourage the remediation of contaminated and derelict land and buildings
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B.8
B.8.1

Water
Key policy context

The EU Water Framework Directive 2000/60/EC is the key regulation that governs all UK water policies
via the Water Framework Regulations 2003. The main aim of the directive is to prevent deterioration
and where possible improve the quality of rivers and other water bodies to 'good ecological status'
and ‘good chemical status’ by 2015 or at the latest, by 2027. There is also the requirement for
groundwater to have reached ‘good status’ in terms of quality and quantity by 2015 or at the latest,
by 2027.
In the UK, there are national and regional strategies which focus on maintaining and protecting water
resources. Three Rivers is covered within the following plans:
•

Thames Water ‘Water Resource Management Plan 2015-2040’

•

Thames River Basin Management Plan (2015-2021)

•

Thames Catchment Flood Management Plan (2009)

•

The Colne Catchment Abstraction Licensing Strategy (2013)

Flood risk should be considered at all stages of planning and development in order to reduce risk to
properties and people. The NPPF requires that local authorities take account of flood risk throughout
the planning process to avoid inappropriate development in areas at risk of flooding. This involves
carrying out a Strategic Flood Risk Assessment to inform planning policies.
A Strategic Flood Risk Assessment covering Three Rivers DC, Dacorum BC, St Albans City & District
Council and Watford BC (2007) identifies areas that are at risk from flooding, whilst a Water Cycle
Scoping Study was undertaken in 2010 (covering the same four local authorities, but in addition
Welwyn and Hatfield BC) to inform the preparation of Local Plans and provide evidence to support
any polices that relate to water resources, supply and sewerage, wastewater treatment, flood risk,
water quality and the wider water environment. The ‘Water Project for Hertfordshire’ is providing the
evidence to support the update the Water Cycle Scoping Study that is due to be published in 2017. A
new Strategic Flood Risk Assessment for the South West Herts authorities was finalised in 2019.

B.8.1.1

Relevant plans, policies and programmes

•

Water Framework Directive 2000/60/EC

•

The EU Floods Directive 2007/60/EC

•

Nitrates Directive 91/676/EC (and Protection of Water against Agricultural Nitrate Pollution
(England and Wales) Regulations 1996, SI 888)

•

Industrial Emissions Directive (2010)

•

Water Framework Regulations 2003

•

The Water Act 2014

•

The Flood and Water Management Act 2010

•

Water Industry Act 1991 (as amended)

•

Groundwater Protection: Policy and Practice (Environment Agency, 2012)

•

The Environmental Permitting (England and Wales) Regulations 2010

•

Hertfordshire Water Study (2017)
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•

South West Herts Level 1 Strategic Flood Risk Assessment (2019)

•

Thames Water Authority Land Drainage Byelaws 1981

•

Thames Basin River Catchment Plan (2016, updated 2018)

•

Local Flood Risk Management Strategy for Hertfordshire 2013-2016

•

Water Cycle Study 2010

•

Affinity Water Resources Plan (2020)

•

Strategic Flood Risk Assessment Level 1 (2007) and Level 2 (2012)

•

Strategic Flood Risk Assessment Level 2 (2019; update expected in 2021)

•

Hertfordshire County Council Strategic Plan for Water (In Progress)

B.8.2
B.8.2.1

The current situation
Water resources

Water is an essential natural resource. It is important that water resources are protected so that the
risk of harm to the environment and to human health can be reduced as far as possible. The Three
Rivers area has a high level of surface water resources (getting its name from the three main rivers
which flow through it) including the Rivers Colne, Gade and Chess (all within the Colne catchment),
the Grand Union Canal, several lakes and numerous ponds. In addition the District is entirely underlain
by an aquifer (high quality water-table) which is the main drinking water resource for the area75.
Within Three Rivers, the rivers are the Chess, the Colne and the Gade. The River Chess is a chalk stream
that originates in the Chiltern Hills, just north of Chesham and flows through Buckinghamshire and
Hertfordshire to join the River Colne in Rickmansworth. The River Gade also originates in the Chilterns,
near the hamlet of Hudnall and flows south east for 15 miles through Great Gaddesden, Hemel
Hempstead, Kings Langley and Abbots Langley to join the Colne near Rickmansworth. The River Colne
rises close to North Mymms Park in Hertfordshire, flow through Watford, Oxhey, Rickmansworth,
Batchworth and Maple Cross before marking the boundary between Buckinghamshire and Greater
London. The river eventually joins the Thames in Staines-upon-Thames. Another key component of
the Colne catchment is the Grand Union Canal. It flows alongside the River Gade through Hemel
Hempstead, Kings Langley, Abbott’s Langley and Watford, and then continues through Rickmansworth
along the lower River Colne on towards Denham.
Groundwater in the Colne Catchment is of great importance as it is used to supply drinking water, as
well as providing base flow into some rivers via springs. The three main groundwater bodies in the
Colne Catchment are the ‘Mid-Chilterns Chalk’, ‘the ‘Radlett Tertiaries’ and the ‘Lower Thames
Gravels’. However, all three groundwater bodies are classified as being at risk as they are very
susceptible to contamination.
Groundwater is a source of drinking water as well as maintaining the flow in many rivers. In order to
protect these sources (e.g. wells, boreholes and springs used for public drinking water supply) the
Environment Agency has defined groundwater Source Protection Zones (SPZs) which are designed to
protect individual groundwater sources from any activities that might cause pollution in the area. In

75

Three Rivers District Council (2013) Development Management Policies LDD Adopted July 2013
www.threerivers.gov.uk/download?id=25537 Accessed 2 May 2017
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this context they are used to inform pollution prevention measures in areas which are at a higher risk,
and to monitor the activities of potential polluting activities nearby.
A large proportion of the District is covered by SPZs.

B.8.2.2

Water quality

In the 2009 assessments as part of the Thames River Basin Management Plan, the River Chess was
classified as having moderate ecological status; the Lower Gade at its confluence with the River Colne
was classified as having bad ecological status; and the River Colne, from its confluence with the River
Ver and its confluence with the Gade and Chess had poor ecological status76. In the 2018 update to
the Thames River Basin Management Plan, Affinity Water pledged to invest over £2million to improve
river improvements in the Colne catchment77.
In 2015, following the second cycle of River Basin Management Plans, the Environment Agency
reported that of the 26 surface water bodies in the Colne catchment, 20 were of ‘Moderate’ Ecological
Status, 4 were ‘Poor’ and two were ‘Bad’. All 26 water bodies had a Good Chemical Status78.
Of the three main groundwater bodies in the Colne Catchment, the ‘Mid-Chilterns Chalk’ is of Poor
Chemical Status; and ‘the ‘Radlett Tertiaries’ and the ‘Lower Thames Gravels’ are both at Good
Chemical Status.
The main reasons for not achieving good status within the Colne catchment, by sector, were:
•

Water industry

•

Urban and transport

•

Agriculture and rural land management.

The majority of the rivers in the Colne catchment are susceptible to low flows due to low groundwater
levels, which are increasingly exacerbated by drought conditions and abstractions.
The Thames River Basin Management Plan identifies the priority issues for the Colne catchment as:
changes to natural level and flow of water; pollution from waste water, transport infrastructure and
rural areas; and the extent of physical modifications such as weirs and concrete channels79.
One of the main ways the water industry impacts on water quality in the Colne catchment is through
the discharge of treated water into local rivers from 2,000 residential properties and six large STWs.
During storm events, there can be intermittent sewage discharged (under license), impacting on
groundwater, which has the potential to put the drinking water supply at risk80.

76

Thames River Basin Management Plan (2009)

77

Thames River Basin Management Plan (2018)

78

http://environment.data.gov.uk/catchment-planning/OperationalCatchment/3096/Summary

79

Thames River Basin Management Plan (2015)
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/500548/Thames_RBD_Part_
1_river_basin_management_plan.pdf
80

http://environment.data.gov.uk/catchment-planning/OperationalCatchment/3096/Summary
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B.8.2.3

Water supply and consumption

The Three Rivers area is supplied potable water by Affinity Water (previously Veolia Water Central).
The supply to the area is well reinforced with a number of reservoirs and strategic transfers in place
to maintain an adequate security to supply.
Affinity Water have strategies in place to accommodate the potential increase in demand due to
future growth targets whilst managing the limited water resources and accounting for future climate
change. They predict no major constraints to supplying the District with potable water; however
strategies rely partially on increased water efficiency in both new and existing dwellings81.
The Environment Agency has produced figures on water use per person across local authorities in
Hertfordshire. In 2014/15 the household water use in Hertfordshire was approximately 148.28 l/h/d
(litres per head per day or ‘per capita consumption (PCC)’). For Three Rivers, this was estimated to be
159.37l/h/d which was one of the highest within the County compared to other districts. As a
comparison, in 2013/2014, levels of water consumption were 182 l/h/d (unmetered) and 162 l/h/d
(metered) for the whole of Affinity Water’s area (suggesting a decreasing trend).
The overall water consumption for Hertfordshire has remained fairly consistent over recent years (the
revised estimate for 2012/13 was also 148 l/h/d). Water consumption rates in Hertfordshire have
overall reduced from 163 l/h/p in 2009/10. This follows a similar trend to national water consumption
which has fallen from 150 l/h/d in 1999 to 139 l/h/d in 2014/15.
The impact of the high than average water consumption levels in the District is exacerbated by the
fact that Three Rivers is located in the driest region in the country. The East of England receives only
two thirds of the average UK annual rainfall. Many of the region’s surface and ground waters are under
severe pressure. The Environment Agency has confirmed that a large proportion of Three Rivers is
located within a Surface Water Safeguard Zone although the District is not within a Drinking Water
Protected Area 82.
Water resources are over abstracted in the region. Hertfordshire’s natural water environment is
constantly at risk from periods of drought and floods. Groundwater resources are now at or
approaching full utilisation, and many rivers and streams including the Chess and Gade suffer from
low flows which detrimentally impacts upon water quality. Climate change could also contribute to a
5% loss of available water resource by 203583.
The Chilterns Chalk Streams are particularly susceptible to over abstraction. The Catchment
Abstraction Management Strategy (CAMS) for the Colne catchment identified that the underlying
chalk aquifer is assessed as being ‘over-abstracted’.
See Section 1.1.1.1B.6.2.2 for details about waste water and sewage.

81

Three Rivers District Council (2012) Infrastructure Delivery Plan
www.threerivers.gov.uk/download?id=32124 Accessed 2 May 2017
82

The region is a Surface Water Safeguard Zone for Pesticides (Metaldehyde, Carbetamide, Propyzamide). It is
Under Consideration for Pesticides (Carbendazim, Chlorotoluton, MCPA, Mecoprop, Metazachlor - as may be
at risk in the future). This safeguarding relates to the Lower Thames drinking water protected area. Source:
Surface Water Safeguard Zone Action Plan Summary 2016 http://maps.environmentagency.gov.uk/wiyby/wiybyController?latest=true&topic=drinkingwater&ep=query&lang=_e&x=504960.25&y
=194784.25&scale=5&layerGroups=2&queryWindowWidth=25&queryWindowHeight=25
83

http://www.hertslink.org/buildingfutures/content/migrated/obdocs/pdfs/waterjan11.pdf
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B.8.2.4

Flood risk

The landscape of Southwest Hertfordshire, including Three Rivers District, is such that the level of
flood risk is relatively low, in particular along the chalk tributaries such as the Gade where the
catchment topography is such that river flooding will only affect a relatively narrow and well-defined
corridor as opposed to an expansive floodplain. However, the River Chess and River Colne valleys are
both considered floodplains. In total, approximately 4% of the land area in South West Hertfordshire84
is at risk of flooding.
The Level 1 Strategic Flood Risk Assessment (SFRA) completed in 2019 covers South West
Hertfordshire (Three Rivers District Council, Dacorum Borough Council, Watford Borough Council and
At Albans City and District Council). The SFRA reports that fluvial flood risk in the region is confined to
the main river floodplains such as the River Colne and the River Lee catchments and there are few
areas of extensive floodplain. The River Colne flows from the East to the South of the District.
Historical flood incidents have been recorded in the District with several occurring in the area of
Rickmansworth. The causes of the flood incidents were surface water flooding, groundwater flooding
and overtopping of the River Colne.
Surface water flooding has occurred in the following areas of Three Rivers:
•

Uxbridge Road, Rickmansworth

•

High Street, Rickmansworth

•

South Oxhey

•

Green Street, Chorleywood

•

Harefield Road & Juniper Dell, Rickmansworth

•

Church Street, Chorleywood Bottom, Lower Road & Links way; Rickmansworth

Groundwater flooding has occurred in the following areas:
•

Church Street, Batchworth

•

Kewferry Road, Rickmansworth

Exceeded sewer systems have caused surface water flooding in some areas of Three Rivers, causing
property damage from foul and surface water in the following locations:
•

South Oxhey (42 properties affected by foul water; 70 by surface water only)

•

Uxbridge Road, Rickmansworth (15 properties affected by foul water; 12 by surface water only)

There is only one flooding event caused by overtopping of the River Colne defences. This occurred at
Drayton Ford Cottages, Rickmansworth in 2014.85
Within Three Rivers, there are a number of formal flood defences:
•

The Chess Wall – provides flood protection to residential and commercial properties within
Rickmansworth town centre.

84

Consisting of the local authority areas of Dacorum Borough, St Albans City and District, Three Rivers District,
and Watford Borough
85

https://www.threerivers.gov.uk/egcl-page/strategic-flood-risk-assessment
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•

Lower Colne Improvement Scheme – designed to protect Rickmansworth from flooding of the
Grand Union Canal.

•

Hartsbourne Stream Flood Storage Area – provides flood protection to property within South
Oxhey along the entire reach of the Hartsbourne stream down to the confluence with the
Colne.

The Level 1 SFRA suggested further assessment of the residual risk of overtopping or breach of the
Lower Colne Improvement Scheme raised defences and Chess Wall.

B.8.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for considering flood risk, water quality
and water resources, in particular through ‘Policy CP1: Overarching Policy on Sustainable
Development’. Without a new Local Plan, the Core Strategy policies would still remain, along with the
current DM policies (specifically ‘DM6: Biodiversity, Trees, Woodlands, Watercourses and Landscaping’
and ‘DM8: Flood Risk and Water Resources’) and therefore there would not be a policy vacuum in this
area, meaning that effects on water would still be considered when planning new developments.
However, as the Core Strategy gets progressively older, there is a risk that the weight that can be
accorded to such policies will diminish. In addition, the new Local Plan will have the opportunity to
strengthen the policy framework in relation to flood risk, water quality and water resources through
updated strategic and DM policies. The new Local Plan will be able to ensure that development,
beyond that already identified in the Core Strategy and Site Allocations DPD, is located having taken
into account the issues relating to flood risk, water quality and water resources. Without the new Local
Plan any new development that results through planning applications on unallocated sites, rather than
sites allocated in the Local Plan, could occur in areas which might not result in the best outcomes in
relation to these factors.

B.8.4

Issues and opportunities

•

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.

•

Ensuring that efficient use of water resources in development schemes, this includes the use
of recycled water and incorporating rainwater re-use.

•

Ensuring that new potentially polluting processes are located in areas where groundwater is
not vulnerable.
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B.8.5
•

Sustainability appraisal objectives and sub-objectives
To protect, maintain and enhance water resources (including water quality and quantity)
o

To encourage higher water efficiency and conservation in new and existing
developments; promoting local water recycling initiatives and rain water harvesting

o

To ensure water consumption does not exceed levels which can be supported by
natural processes and storage systems

o

To improve ecological status and flow of rivers and encourage practices which reduce
nitrate levels in groundwater

o

To reduce the number and severity of pollution incidents and reduce the risks to
groundwater resource from contamination

o

To take account of the existing and future capacity of sewerage network

o

To reduce flood risk

o

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

o

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

o

To take account of additional surface water generated by new development

o

To promote properly maintained sustainable drainage systems (SUDs) to reduce flood
risk and surface water run off
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Social Factors
B.9
B.9.1

Population
Key policy context

The ‘Population’ topic in this SA/SEA primarily relates to demographics, about which there are very
few specific plans, policies or strategies. However, many other types of plans and policies will have
secondary impacts on the population, e.g. housing strategy policies on accommodation for the elderly.
Therefore, when taking into account effects on the SA/SEA topic of ‘population’, cross reference
should be made to issues covered within plans and policies relating to housing, education, social
deprivation, crime (safety), recreation, leisure and sports.
Objectives relating specifically to demographics (not attempting to alter them, but rather to adapt to
changes in future demographics), may be found in documents focusing on sustainable development.
Examples can be seen in the EU Sustainable Development Strategy (updated in 2006), which includes
an objective specifically on ‘dealing with the economic and social implications of an ageing society’
and the Europe 2020 Strategy which prioritises inclusive growth, ‘fostering a high-employment
economy delivering social and territorial cohesion’. The UK government has produced a set of
sustainable development indicators to provide an overview of progress towards a sustainable
economy, society and environment in the UK86.
The NPPF emphasises the importance of responding and adapting to changes in population. In
particular, the Framework highlights the social role that planning authorities have in supporting
vibrant and healthy communities. One of the core planning principles is that the planning should “take
account of and support local strategies to improve health, social and cultural wellbeing for all”. This is
crucial for maintaining a healthy population.

B.9.1.1

Relevant plans, policies and programmes

•

2030 Agenda for Sustainable Development in Europe (2015)

•

EU Sustainable Development Strategy (updated 2006)

•

Europe 2020 Strategy

•

Equality Act 2010

•

Three Rivers Core Strategy 2011-2026

•

Three Rivers Development Management Policies DPD (Adopted 2013)

B.9.2
B.9.2.1

The current situation
Population

The 2011 Census data established the population as 87,317, and in 2019 the population of Three Rivers
was expected to have reached 93,323 (ONS Mid-Year Estimates 2020). Between the Census in 2001

86

http://www.ons.gov.uk/peoplepopulationandcommunity/wellbeing/articles/sustainabledevelopmentindicator
s/2015-07-13
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and 2011, there was an increase in population of 5.4%, and between the Census in 2011 and the 2020
mid-year estimate there was an increase of 6.9% (6,006 persons)87.
In 2016 the Office for National Statistics (ONS) published the 2014 based sub-national population
projections for England covering the 25 year period from 2014-2039. They project population in
districts using recent trends in birth and death rates and migration. The projections do not take
account of the future implications of local, regional or national policy. The population in Three Rivers
during the period 2014-2039 is forecast to grow from 90,400 to 110,700, an increase of 22.5%, the
highest in the County. The projections suggest the population of people aged 90 and over will increase
(from 902 or 1% of the population in 2014 to 2,884 or 2.6% of the population in 2039).
The first release of 2011 Census data was published in July 2012 by the ONS. The data released related
to population and household estimates at local authority level, rounded to the nearest 100. Three
River’s population rose by 4,500 between 2001 and 2011 to 87,300 (see Table B-6).
Table B-6: Resident population (rounded to nearest 100)88
Resident Population

Change

% Change

2001–2011

2001–2011

2001

2011

Three Rivers

82,800

87,300

4,500

5.39%

Hertfordshire

1,034,000

1,116,000

82,000

7.93%

Information on age breakdown from the 2011 Census shows a decrease in the percentage of the
population aged under 15 in Three Rivers and a slight increase in those aged 65 and over (see Table
B-7).
Table B-7: Age breakdown in Three Rivers89
2001

B.9.2.2

2011

% Change

% of population aged 0-14

19.4%

18.8%

-1.1%

% of population aged 15-64

64.1%

64.5%

+0.4%

% of population aged 65 and over

16.5%

16.8%

+0.6%

% of population aged 90 and over

0.8%

0.9%

+0.2%

Deprivation

Three Rivers ranked 291st out of 317 local authority areas in England in the 2019 Index of Multiple
Deprivation rankings (a rank of 1 being the most deprived). This compares to a ranking of 300/326 in
2015, 250/354 in 2010, 287/354 in 2007 and 308/354 in 2004. The neighbouring authorities in

87

Data to the nearest hundred. Sourced from Herts LIS website:
http://atlas.hertslis.org/profiles/profile?profileId=79&geoTypeId=16&geoIds=E10000015#
88

Source: Census 2001 and 2011

89

Source: Census 2001 (Table KS02) and Census 2011 (Table KS102EW)
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southwest Hertfordshire had the following ranks: Dacorum 240/317 (260/326 in 2015), St Albans
306/317 (319/326 in 2015) and Watford 195/317 (194/326 in 2015).90
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, mostly around South Oxhey. The Index of Multiple
Deprivation divides the District into 53 smaller areas called lower super output areas (LSOAs). Nine
LSOAs in the District rank within the most deprived half of local areas nationally. The most deprived
area in the District (Three Rivers 012D) which is within South Oxhey is within the 10% most deprived
areas in England. Three Rivers 012B adjacent to 012D is within the 30% most deprived local areas.
Twenty-two out of the 53 LSOAs in the District are within the 10% least deprived in the country91.
The Public Health England profile for Three Rivers (2016) shows that 11% of children in the District
(equivalent to approximately 1,800) are from low income families92.

B.9.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for the provision of homes, jobs, services
and facilities to help meet the needs of the District’s existing and future population. Without a new
Local Plan, the Core Strategy policies would still remain, along with the current DM policies and
therefore there would not be a policy vacuum in this area. However, as the Core Strategy gets
progressively older, there is a risk that the weight that can be accorded to such policies will diminish.
The new Local Plan will be able to ensure that development is planned to meet the updated needs of
the area. Without the new Local Plan, any new development that results through planning applications
on unallocated sites, rather than sites allocated in the Local Plan, is likely to result in uncoordinated
development that fails to meet all needs and does not link new development with appropriate new
supporting infrastructure.

B.9.4

Issues and opportunities

•

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.

B.9.5

Sustainability appraisal objectives and sub-objectives

See other ‘social’ topics for SA Objectives that cover population.

90

https://www.gov.uk/government/statistics/english-indices-of-deprivation-2019 Accessed 15/10/20

91

http://dclgapps.communities.gov.uk/imd/idmap.html Accessed 2 May 2017

92

Public Health England (2016) Three Rivers District Health Profile 2016:
http://fingertipsreports.phe.org.uk/health-profiles/2016/e07000102.pdf Accessed 2 May 2017
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B.10

Health and Wellbeing

B.10.1

Key policy context

The UK’s Sustainable Development Strategy (2011) sets out five guiding principles of sustainable
development, one of which is “ensuring a strong, healthy and just society”. The NPPF seeks to support
this strategy and incorporates this into its own core planning principle, that planning should: “take
account of and support local strategies to improve health, social and cultural wellbeing for all, and
deliver sufficient community and cultural facilities and services to meet local needs”.
In order to promote healthy communities, the NPPF states the importance of social interaction and
inclusive communities which should be facilitated through the planning system. The planning process
should involve all sections of the community and should facilitate neighbourhood plans. In relation to
health, this will concern the delivery of social, recreational, sport and cultural facilities and services.
The NPPF requires that planning policies and decisions take a positive approach to planning for use of
shared space and community facilities and protect against the loss of such facilities.
The NPPF also highlights the importance of access to high quality open spaces and sport and recreation
facilities to community health and wellbeing. The NPPF recommends having up to date needs
assessments for open space, recreation and sport facilities to indicate demand and highlight
opportunities for new provision. It also states that “existing open space, sports and recreational
buildings and land, including playing fields, should not be built on unless…” there is a surplus to
requirements of such facilities (as indicated by a needs assessment; new development will replace
existing facilities to an equal or greater standard; or the need for alternative sport or recreation
provision is demonstrated to outweigh the loss of existing provision. In general, the NPPF encourages
the replacement of sport and recreation facilities with newer or better equivalent facilities, rather
than an absolute loss.
With respect to rights of way, the NPPF provides the following guidance: “Planning policies should
protect and enhance public rights of way and access. Local authorities should seek opportunities to
provide better facilities for users, for example by adding links to existing rights of way networks
including National Trails”.
In 2012, the Health and Social Care Act gave an increasing responsibility to local authorities in
achieving health targets provided by the Government. Following the Act, local government now has
responsibility for public health and improving the health of local communities. In Hertfordshire and
the surrounding counties, there are a number of trusts who manage healthcare services within the
area. Within southwest Hertfordshire, this is the West Hertfordshire Hospitals (WHH) NHS Trust who
manage the Watford, Hemel Hempstead and St Albans Hospitals. The WHH NHS Trust has a strategy
and annual plan outlining its plan for future services including those which affect Three Rivers District.
The NPPF requires that “developments create safe and accessible environments where crime and
disorder, and the fear of crime, do not undermine quality of life or community cohesion. Places should
contain clear and legible pedestrian routes, and high quality public spaces, which encourage the active
and continual use of public areas.”
Objectives and aims relating more directly to crime and safety are included within the Three Rivers
Community Strategy 2012-2018.
With regards to road safety, the NPPF states that “plans should create safe and secure layouts which
minimise conflicts between traffic and cyclists or pedestrians, avoiding street clutter and where
appropriate establishing home zones.”
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B.10.1.1

Relevant plans, policies and programmes

•

UK’s Sustainable Development Strategy (2011)

•

Public Health England Strategy 2020-25 (2019)

•

2012 Health and Social Care Act

•

Crime and Disorder Act 1998

•

Hertfordshire County Council Health and Wellbeing Strategy 2016-2020

•

Hertfordshire County Council Active Travel Strategy (2013)

•

Hertfordshire County Council Road Safety Strategy (2011)

•

Hertfordshire Physical Activity And Sport Framework (2015)

•

Three Rivers Open Space, Sport and Recreation Study (2007)

•

Three Rivers Open Space, Sport and Recreation Study (2019)

•

Three Rivers Retail and Leisure Study (2012)

•

South West Hertfordshire Retail and Leisure Study (2018)

•

Three Rivers District Council Infrastructure Delivery Plan (2012)

•

West Hertfordshire Hospitals NHS Trust Five Year Plan 2014-2019

•

West Hertfordshire Hospitals NHS Trust Annual Plan 2015-2016

•

Three Rivers Core Strategy 2011-2026

•

Three Rivers Development Management Policies DPD (2013)

•

Three Rivers Community Strategy 2012-2018

B.10.2
B.10.2.1

The current situation
Life expectancy

Life expectancy in the District for both men and women is higher than the England average; however
this varies for men and women and according to levels of deprivation. Within Three Rivers, life
expectancy is 5.6 years lower for men and 3.3 years lower for women in the most deprived areas of
the District than in the least deprived areas93.
The life expectancy at birth for a resident in Three Rivers in 2016-18 was 81.5 years for men and 84.0
years for women94. Between 2000-2002 and 2013-2015 life expectancy for men increased by 4.0 years
and for women increased by 2.4 years95.
The principal causes of death in Hertfordshire are: heart disease and stroke, dementia and Alzheimer’s
disease, cancers, and respiratory diseases. These conditions are also principal causes of disability and
ill health in the County.

93

Public Health England (2016) Three Rivers District Health Profile 2016:
http://fingertipsreports.phe.org.uk/health-profiles/2016/e07000102.pdf Accessed 3 May 2017
94

Public Health England (2020) Three Rivers District Health Profile: http://fingertipsreports.phe.org.uk/healthprofiles/2016/e07000102.pdf Accessed 15/10/20
95

http://atlas.hertslis.org/profiles/profile?profileId=280&geoTypeId=15&geoIds=26UC#iasProfileSection6
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B.10.2.2

General health

The health of residents within Three Rivers is generally better than the England average.
At the last Census (2011), 3.9% of residents in Three Rivers reported their health as bad or very bad
(the same as in Hertfordshire and lower than the 5.5% in England), and 14.5% reported a long term
illness or disability that impacts on their day to day activities (compared to 14.3% in Hertfordshire and
17.6% in England)96.
The 2020 Health Profile97, shows that the percentage of adults smoking has fallen to 12.3% in 2019
from 19.4% in 2012 (this is slightly better than the England average of 13.9% in 2020). There has been
an increase in the percentage of physically active adults within Three Rivers from 64.7% in 2012 to 71%
in 2019, (which is slightly better than the Hertfordshire average of 66.9% and the England average of
67.2%). The 2020 Health Profile also reports that 59.4% of adults are overweight or obese for the
period 2018-19, compared to 65.1% for the period 2012-2014). In terms of year 6 children, 14.5% are
classified as overweight or obese in 2018/19 compared to 26.1% in 2014/2015. This is better than the
Hertfordshire and England averages of 18% and 20.2% respectively).
Local health and wellbeing priorities within the District are increasing levels of physical activity in
adults and subsequently reducing levels of obesity; continuing to reduce the proportion of the
population smoking; and helping the expanding older population keep healthy.

B.10.2.3

Healthcare

In Hertfordshire, there are four major acute hospitals; the nearest one for Three Rivers’ residents is
the Watford General Hospital. These hospitals provide over 60% of acute care for Hertfordshire
residents, with hospitals outside Hertfordshire also being accessible to residents. Close to 98% of
Hertfordshire’s population live within 30 minutes of an acute hospital (travelling by car). However,
congestion within the County and the District of Three Rivers means that travel times may be longer
than 30 minutes. In respect of acute care, much of the West Herts Hospital Trust (WHHT) estate is in
poor condition and is in urgent need of investment.
In Three Rivers, the key aspect of health provision is local GP services as there are no strategic health
facilities within the District. In 2017, there are 10 GP practices in the District, however, six are ‘very
constrained’ (i.e. they have over 25 patients per m2) and one is ‘constrained (i.e. has between 20 and
25 patients per m2). This leaves three that are at general capacity (with fewer than 20 patients per m2).
Additional population growth from new housing98 is likely to increase the pressure on local health
infrastructure and require more health facilities to be provided.

B.10.2.4

Noise

Complaints about noise in Hertfordshire have decreased slightly between 2009/10 and 2013/14, with
5.7 complaints received per 1,000 population (in total, 6,513 complaints in 2013/14 compared to
6,678 complaints in 2009/10). Of the complaints received in 2013/14, 69% related to domestic noise;

96

http://atlas.hertslis.org/profiles/profile?profileId=100&geoTypeId=15&geoIds=26UJ Accessed 3 May 2017

97

Public Health England (2020) Three Rivers District Health Profile :
https://fingertips.phe.org.uk/profile/health-profiles/data Accessed 15/10/20
98

Based on an OAN of 514 per year from 2013 to 2036 as outlined in the South West Hertfordshire Strategic
Housing Market Assessment (SHMA) 2016

B-51

RPN5025

14% to commercial noise; 7% to construction noise; 3% to both vehicle/machinery noise and industrial
noise; and 2% were classed as miscellaneous noise complaints99.
Hertfordshire is susceptible to noise from aircraft, due to its close proximity to the major airports of
Stansted and Luton. In 2013, the total number of complaints received in Hertfordshire for Stansted
was 176; this was 19.4% of the total number of complaints. In 2014, the figure increased to 244, (23.9%
of the total number of complaints received). In 2013, the number of complaints for Luton was 707,
69% of the total.
In Three Rivers District, noise complaints showed a general decline, from 551 complaints in 2010/11
to 359 in 2013/14100 101.

B.10.2.5

Recreation, sport and leisure

The District contains a diverse range of leisure and sports facilities, including public and private
outdoor sports facilities for children and adults as well as allotments and gardens.
Information from the Active Places Power database reports that Three Rivers had the following
sporting facilities in 2020:
•

13 golf courses;

•

218 grass pitches;

•

10 health and fitness suites;

•

21 sports halls;

•

6 squash courts;

•

13 studios;

•

12 swimming pools;

•

15 artificial grass pitches; and

•

86 outdoor tennis courts102.

There are no ice rinks, indoor bowls, indoor tennis or ski slope facilities within the District, however
these facilities are available in neighbouring authorities. The majority of the sporting facilities (81%)
within Three Rivers are publicly accessible. In terms of ownership, 8% of the facilities are owned and
run by clubs, 5% are commercial, 56% are owned by schools, and 28% are owned by the Council. The
remaining facilities are run by other owners.
These sport and leisure facilities are accessible in each of the District towns, including:

99

Hertfordshire Quality of Life Report (2014)
http://atlas.hertslis.org/IAS/profiles/profile?profileId=920&geoTypeId=16&geoIds=26
100

Hertfordshire Quality of Life Report (2014)
http://atlas.hertslis.org/IAS/profiles/profile?profileId=920&geoTypeId=16&geoIds=26
101

NB: The Hertfordshire Quality of Life Report has not been produced post-2014.

102

Sport England (2020) Local Sport Profile: Three Rivers https://www.activeplacespower.com/areaprofiles
Accessed 3 March 2021
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Table B-8: Sports facilities within Three Rivers’ towns103:
Town

Sport and Leisure Facilities

Abbots Langley

Leavesden Country Park including gym and tennis courts

Chorleywood

Chorleywood House Grounds (tennis courts)

Croxley Green

Baldwins Lane football pitches and tennis courts
Barton Way football pitch and multi-use games area

Maple Cross

Denham Way football pitches

Mill End

King George V Playing Fields

Rickmansworth

William Penn Leisure Centre
Rickmansworth Public Golf Course
Scotsbridge Playing Fields
Aquadrome

South Oxhey

South Oxhey Leisure Centre (including swimming pool)
Oxhey Playing Fields

There are also:
•

Outdoor basketball courts at West Hyde Youth Centre, St Clement Danes School, Manor House
Grounds, Bedmond Playing Fields and St Joan of Arc School;

•

Outdoor bowling greens located at Basing Gardens, Rickmansworth, South Oxhey Playing
Fields and King George V Playing Fields, Mill End;

•

Football pitches at Bedmond, Langleybury, Leavesden, Manor House Grounds, Primrose Hill
and Southway.

•

Cricket squares at Bedmond, Langleybury, and Manor House Grounds104.

The Three Rivers Open Space, Sports and Recreation Study, carried out in 2019, identified that there
are 200 sites in Three Rivers which are classified as publicly accessible open space105, totalling 1,076
hectares. Of these, five sites are classified as publicly accessible parks and gardens (totalling around
20 hectares). As of 2021, Chorleywood, Sarratt and Watford Rural have no provision of parks and
gardens. Fields in Trust (FIT) recommends a standard of 0.80 ha of parks and gardens per 1,000
population . In 2021, Three Rivers is below this level106.
Three Rivers 2010 Open Space Study considered public rights of way. There is a large network of public
rights of way in Three Rivers, totalling a length of 30.71 hectares107. Within the District, there are wellpublicised paths and routes including the long distance walking routes of Chilterns Way and

103

Sources: http://www.threerivers.gov.uk/service/sports-centres and http://www.threerivers.gov.uk/egclpage/parks-and-playing-fields Accessed 8 May 2017
104

http://www.threerivers.gov.uk/egcl-page/parks-and-playing-fields Accessed 8 May 2017

105

Open space typology includes parks and gardens, natural & semi-natural greenspace, amenity greenspace,
provision for children & young people, allotments and cemeteries.
106

https://www.threerivers.gov.uk/download?id=45028 Accessed 23 April 2021

107

This is the unit of measure used in the Open Space Update
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Hertfordshire Way; the Hertfordshire Health Walks, as well as the more local the Chess Valley Walk,
the Ebury Way, and the London Loop as well as routes along the Grand Union Canal.
There are also 43 ‘amenity greenspace’ sites within Three Rivers equating to 148 hectares where
residents have opportunities for ‘informal activities close to home or work’, or that ‘provide
enhancement of the appearance of residential or other areas’, such as recreation spaces and village
greens106
Provision for children and young people is also important. This can include areas such as equipped
play areas, ball courts, skateboard parks and teenage shelters, intended for use primarily as play and
social interaction for children and young people. Within Three Rivers District, there are 51 sites,
totalling seven hectares.
There are 17 allotment sites within the District, totalling an area of 12 hectares. The National Society
of Allotment and Leisure Gardeners (NSALG) recommends a national standard of 0.25 hectares per
1,000 population. Based on Three Rivers population in 2021, the District falls below the NSALG
standard, with 0.13 hectares of allotment space er 1,000 population.
In 2021, there are nine cemeteries and churchyards in the District, equating to 16 hectares.
Table B-9 outlines the additional open space requirements for the District based on the level of
housing growth in the current local plan.
Table B-9: Future requirements of open space provision required as a result of new housing
growth in order for the current levels of provision to be maintained106.
Open Space Type

Quantity
standards
population)

(per

1,000

Future
(hectares)

Parks & gardens

0.21

6.11

Natural & semi-natural greenspace

9.39

273.16

Amenity greenspace

1.60

46.54

Allotment

0.08

2.33

Provision for children & young

0.13

3.78

requirement

people

The Three Rivers Open Space, Sports and Recreation Study identified a number of indoor leisure
facilities in the District, outlined in Table B-10.
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Table B-10: Indoor Leisure Facilities in Three Rivers
Indoor Leisure Facility

Available facilities

Supply (+/-)

Sports Halls (including facilities for
badminton, basketball, netball, indoor
cricket nets, football, martial arts,
archery, fencing etc.)

20 different sports halls (of all sizes) on
15 different sites

The overall supply of sports halls in the
District is good.

Swimming Pools

10 swimming pools at 7 sites

There is a good supply of water space
with facilities in the District.

Health and Fitness Suites/ Dance
Studios

7 health and fitness gyms and 13
dance studios

There is an undersupply of facilities in
the District but this is mitigated by the
number of facilities within two miles
of Three Rivers.

A further 22 publicly available sports
halls within two miles of the District
boundary.

A further 31 health and fitness gyms
within two miles of the District
boundary
Gymnastics

No dedicated gymnastics facilities
within the District.

There is an undersupply of facilities in
the District.

Indoor Bowls

No dedicated indoor bowls facilities
within the District.

There is an undersupply of facilities in
the District but this is mitigated by the
number of facilities within a thirty
minute drive of Three Rivers.

There are 7 indoor bowls facilities
within 30 minutes’ drive of the District
boundary.
Squash Courts

3 sites provide 8 courts within the
District.

There is a good supply of squash
courts within the District.

A further 11 sites and 41 squash courts
are located within 20 minutes’ drive of
the District boundary.
Community Centres and Village Halls
(providing access to can provide
access to a range of physical activities
including dance, fitness classes,
martial arts, table tennis, carpet bowls
etc.)

37 village halls and community centres
in the District.

There is a good supply of community
centres and village halls within the
District.

The Open Space, Sport and Recreation study also considered the provision of Playing Pitches for
Football, Rugby Union, Rugby League, Hockey, Cricket, Bowls, Tennis, Athletics (including road
running), Netball and Golf. It was found that there is a shortfall for football pitches in Abbots Langley,
Chorleywood, Croxley Green and Rickmansworth. There is also a shortfall for rugby union and cricket
pitches. For the remaining sports, the current stock meets demand.
There is a need for three full size 3G (longer synthetic grass) pitches in the District. However, Watford
Council has consulted on a masterplan which includes a 3G pitch for Woodside Playing Fields near
Abbots Langley and a proposal for the conversion of a full size pitch to a 3G pitch at St Clement Danes
School is likely to be completed by 2022. This would address the shortfall in Chorleywood.

B.10.2.6

Crime and Safety

In the year ending September 2020, the crime rate in Three Rives was the lowest in Hertfordshire
(recorded crime rate per 1,000 population/households for headline offences), as shown in Figure 2.
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Figure 2: Crime rate in Three Rivers and other Hertfordshire local authority areas108
Table B-11: Three Rivers Recorded Crime 2012/13 - 2015/16109
2012/13

2013/14

2014/15

2015/16

Offences per 1000 of the population
Violence against persons

2.2

4.0

7.0

7.0

Robbery

0.2

0.0

0.0

0.0

Burglary

2.6

4.0

4.0

4.0

Vehicle offences

4.1

4.0

4.0

5.0

Table B-11 shows the split of different key crimes within the District from 2012 to 2016. Reports of
‘violence against persons’ crimes have increased during this period, as have ‘vehicle offences’ slightly.
‘Robbery’ reports have fallen to zero while ‘burglary’ offences have remained at the same level since
2013/14.

B.10.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for the provision of services, facilities,
Green Infrastructure and social infrastructure to help meet the needs of the District’s existing and
future population. Without a new Local Plan, the Core Strategy policies would still remain, along with
the current DM policies and therefore there would not be a policy vacuum in this area. However, as
the Core Strategy gets progressively older, there is a risk that the weight that can be accorded to such
policies will diminish. The new Local Plan will be able to ensure that development is planned to address

108

Graph produced by author based on data at
https://www.ons.gov.uk/peoplepopulationandcommunity/crimeandjustice/datasets/recordedcrimedatabyco
mmunitysafetypartnershiparea Accessed 15/10/20
109

Source: ONS (2015) Crime in England and Wales, year ending June 2016
http://www.ons.gov.uk/peoplepopulationandcommunity/crimeandjustice/bulletins/crimeinenglandandwales/
yearendingjune2016
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any new issues in relation to health and wellbeing, recreation & leisure, and crime & safety that are
identified during the preparation of the plan.

B.10.4

Issues and opportunities

•

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.

•

In respect of acute care, much of the West Herts Hospital Trust (WHHT) estate is in poor
condition and is in urgent need of investment.

•

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 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.

B.10.5
•

Sustainability appraisal objectives and sub-objectives
To improve the health and wellbeing of the local population
o

To include measures which will improve everyone’s access to high quality health care
facilities

o

To promote and enable the health advantages of walking and cycling and community
based activities

o

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

o

To minimise noise and odour pollution, particularly in residential areas

o

To narrow the income gap between the poorest and wealthiest parts of the area and
to reduce health differential

o

To take health and access issues into account in new development

o

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

To include measures which will improve everyone’s access to high quality education,
community facilities and public transport

o

To recognise the value of the multi-cultural/faith diversity of the peoples in the
District

o

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

o

To encourage community cohesion

o

To encourage high quality design in new developments, including mixed uses, to
create local identity and encourage a sense of community pride

o

To ensure facilities and services are accessible by people with disabilities and minority
groups

o

To encourage people to access the learning and skills they need for high quality of life

o

To ensure that the Plan does not discriminate on the basis of disability, ethnic minority,
or gender

o

To tackle deprivation in the District’s most deprived areas

o

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

o

To support crime/safety initiatives to tackle anti-social behaviour
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B.11
B.11.1

Housing
Key policy context

The NPPF highlights the need to deliver a wide choice of high quality homes and sets out how local
authorities should plan for a mix of housing. It lists a number of actions that local authorities should
take in order to “boost significantly the supply of housing”:
•

use their evidence base to ensure that their Local Plan meets the full, objectively assessed
needs for market and affordable housing in the housing market area, as far as is consistent
with the policies set out in this Framework, including identifying key sites which are critical to
the delivery of the housing strategy over the plan period;

•

identify and update annually a supply of specific deliverable sites sufficient to provide five years’
worth of housing against their housing requirements with an additional buffer of 5% (moved
forward from later in the plan period) to ensure choice and competition in the market for land.
Where there has been a record of persistent under delivery of housing, local planning
authorities should increase the buffer to 20% (moved forward from later in the plan period) to
provide a realistic prospect of achieving the planned supply and to ensure choice and
competition in the market for land;

•

identify a supply of specific, developable sites or broad locations for growth, for years 6-10 and,
where possible, for years 11-15;

•

for market and affordable housing, illustrate the expected rate of housing delivery through a
housing trajectory for the plan period and set out a housing implementation strategy for the
full range of housing describing how they will maintain delivery of a five-year supply of housing
land to meet their housing target; and

•

set out their own approach to housing density to reflect local circumstances.”

The Local Housing Needs Assessment (LNHA) (2020) addresses the requirements of the NPPF and
considers the housing need in the South West Hertfordshire Housing Market Area including Three
Rivers District. The LNHA looks at the overall housing need, the need for different sizes of homes and
the needs of different groups within the community. The Council use this as part of the process of
determining housing requirements within the District.
National policy for Gypsies and Travellers is set out in the Planning Policy for Traveller Sites (August
2015), which accompanies the NPPF. This guidance encourages fair and equal treatment for travellers,
and urges local planning authorities to identify need and plan for future provision in appropriate
locations. It recognises the sensitivity of new sites in rural areas, particularly the Green Belt, and seeks
to limit the number and scale of new traveller site development in open countryside.
In practice the document states that (Planning for Traveller Sites Page 3):
“Local planning authorities should set pitch targets for Gypsies and Travellers and plot targets for
travelling Showmen which address the likely permanent and transit site accommodation needs of
Travellers in their area, working collaboratively with neighbouring local planning authorities”.
“Criteria should be set to guide land supply allocations where there is identified need”.
The Housing White Paper (2017) sets out measures for boosting housing supply, through: ‘Planning
the right homes in the right places’; ‘Building homes faster’; ‘Diversifying the market’; and ‘Helping
people now’.
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B.11.1.1

Relevant plans, policies and programmes

•

Housing and Planning Act 2016

•

Building Regulations – Part M 2015

•

Nationally Described Space Standard (2015)

•

Homelessness Act 2002

•

Localism Act 2011

•

Traveller Accommodation Needs Assessment Update 2013

•

Gypsy and Traveller Accommodation Assessment 2016

•

Planning for Traveller Sites 2015

•

South West Hertfordshire Strategic Housing Market Assessment (SHMA) 2016

•

Strategic Housing Land Availability Assessment (SHLAA) 2015

•

Strategic Housing and Employment Land Study (expected later in 2017)

•

South West Hertfordshire Local Housing Needs Assessment (2020)

•

‘Fixing our Broken Housing Market’, Housing White Paper 2017

•

Three Rivers District Core Strategy 2011-2026

•

Three Rivers Site Allocations DPD (2014)

B.11.2

The current situation

B.11.2.1

Households

The Census shows that the number of households in Three Rivers increased by 1,700 between 2001
and 2011 (see Table B-12).
Table B-12: Households with at least 1 usual resident (rounded to nearest 100)
Households
2001

Households

Change

% Change

2011

2001-2011

2001–2011

Three Rivers

33,400

35,100

1,700

5.09%

Hertfordshire

420,650

453,800

33,150

7.88%

Household projections from the Communities and Local Government 110 show that in Three Rivers
there will be an increase in households from 36,000 to 47,000 (+30%) in the period 2014 to 2039. It is
projected that on a county wide basis, Hertfordshire will experience an increase of 31%, from 460,000
households in 2012 to 603,000 households in 2037. Of the other local authority areas in Hertfordshire;
Watford, Hertsmere, North Hertfordshire, East Hertfordshire and Welwyn Hatfield are all projected to
experience higher proportionate levels of growth than Three Rivers. St Albans, Dacorum, Stevenage
and Broxbourne are projected to experience lower growth rates.

110

2014 based subnational household projections published in May 2016. Data consists of household
projections for England and local authorities over the 25 year period between 2014 and 2039, using the 2014
based population projections.
http://atlas.hertslis.org/profiles/profile?profileId=81&geoTypeId=15&geoIds=26UJ#iasProfileSection3
Accessed 4 May 2017
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The average household size between 2014 and 2039 is anticipated to fall for England, the East of
England region and Hertfordshire (and its local authorities). This is related to the number of one
person households increasing, thus leading to a reduction in the average household size. In Three
Rivers, the average household size is projected to fall from 2.46 people to 2.3 over the 25 year period
from 2014 to 2039111.
In 2011, 80% of household spaces in Three Rivers were houses or bungalows and 19% of household
spaces were flats, maisonettes or apartments112.
In 2011, 73% of households in Three Rivers lived in owner occupied accommodation, 26% of
households lived in rented accommodation and 0.55% of households lived in shared ownership
accommodation. In Hertfordshire the split was 67% owner occupied, 31% rented and 0.87% shared113.
In 2011, 6.31% of households had one or more rooms less than they would be expected to require
(based on the household composition and relationships between household members). According to
the 2011 Census, 1.32% of households in Three Rivers had over 1.0 person per room114.

B.11.2.2

House prices

The average 1st Quarter 2017 house prices for Three Rivers, the main towns, and Hertfordshire are
shown in Table B-13.
When comparing all of the Hertfordshire districts, Three Rivers had the third highest average sale price
of all house types in quarter 1 of 2017, behind St Albans and Hertsmere. These same districts had the
highest sale prices for each of the different house types (detached, semi-detached, terraced, and flats
and maisonettes). In general prices in Rickmansworth have significantly exceeded the county average
house price, whilst prices in Abbots Langley and Kings Langley have been lower. House prices in
Rickmansworth were the 5th highest of when looking at main Hertfordshire towns in quarter 1 2017
(behind Radlett, Harpenden, Welwyn and Berkhamsted).

111

http://atlas.hertslis.org/profiles/profile?profileId=1037&geoTypeId=15&geoIds=26UJ Accessed 4 May 2017

112

2011 Census - Table KS401EW – Dwellings, household spaces and accommodation type (percentages)
http://atlas.hertslis.org/profiles/profile?profileId=81&geoTypeId=15&geoIds=26UJ#iasProfileSection3
113

2011 Census - Table KS402EW - Tenure (percentages)
http://atlas.hertslis.org/profiles/profile?profileId=81&geoTypeId=15&geoIds=26UJ#iasProfileSection3
114

2011 Census - Table KS403 - Rooms, bedrooms and central heating (percentages) and Table QS409EW –
persons room (percentages)
http://atlas.hertslis.org/profiles/profile?profileId=81&geoTypeId=15&geoIds=26UJ#iasProfileSection3
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Table B-13: Average House Prices in Three Rivers, main towns and Hertfordshire – 1st Quarter 2017
to the nearest 100 (4th Quarter 2016 in brackets)115

Abbots Langley
Kings Langley

116

Rickmansworth
Three Rivers
Hertfordshire

B.11.2.3

Detached

Semidetached

Terraced

Flats /
Maisonettes

Average

£647,500

£489,100

£371,800

£244,100

£437,100

(£824,500)

(532,600)

(£347,900)

(£286,400)

(£472,000)

£733,300

£504,400

£492,800

£258,300

£512,800

(£922,800)

(£456,800)

(£431,200)

(£278,600)

(£576,400)

£1,157,000

£564,600

£474,000

£352,700

£590,300

(£1,006,800)

(£587,100)

(£470,300)

(£345,800)

(£643,100)

£984,700

£515,000

£425,600

£329,600

£537,400

(£962,400)

(£531,100)

(£401,800)

(£334,100)

(£583,300)

£760,900

£483,900

£371,700

£251,400

£437,800

(£798,300)

(£482,600)

(£368,800)

(£266,700)

(£443,600)

Housing needs

The Three Rivers District Council Core Strategy projects the following housing trajectory from 20112026 (see Figure B-3). The Core Strategy sets a target of 4,500 dwellings between 2001 and 2026,
which is an average of 180 dwellings per year. This equates to a requirement of 900 dwellings over a
five year period.
Figure B-3: Core Strategy Housing Trajectory at 2010117

From July 2018, the annual housing target is based on the Government’s standard method. A net gain
of 4,146 dwellings has been delivered in Three Rivers in the period 2001/02 to 2019/20, leaving a
residual target of 3,792 dwellings to be provided in the District between 2020 and the end of the plan

115

Source: Data produced by Herts LIS

http://atlas.hertslis.org/profiles/profile?profileId=994&geoTypeId=16&geoIds=E10000015#iasProfileSection4
Accessed 4 May 2017
116

Kings Langley is sits partially within Three Rivers District and partially in Dacorum Borough

117

Three Rivers District Council (2011) Core Strategy 2011-2026 www.threerivers.gov.uk/download?id=24372
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period, 2026. This equates to an adjusted annual target of 632 dwellings per year and a requirement
of 3,160 dwellings over the period 2020-2025118. In accordance with paragraph 73 of the NPPF, an
additional 20% buffer is required where there has been significant under delivery of housing over the
previous three years. Therefore within Three Rivers there is a requirement for 3,790 dwellings, or 758
dwellings per annum between 2020 and 2025.
The Council cannot demonstrate a 5-year housing supply based on the housing target as calculated by
the standard method and including the appropriate 20% buffer, as required by the NPPF). As of 2020,
there was a supply of available sites for housing for a period of 2 years118.
The ‘South West Hertfordshire Local Housing Needs Assessment’ (2020) (LHNA) uses the National
Planning Policy Framework Standard Method for assessing local housing need (LHN). The LHN for
Three Rivers is 624 dwellings per annum for the plan period. This is the lowest in the south-west
Hertfordshire region, comparing to 1,023 for Dacorum, 717 for Hertsmere, 893 for St Albans and 787
for Watford. Together for the region of South West Hertfordshire this is an LHN of 4,043 per annum119.
The LHNA recommends the following housing mix for the South West Hertfordshire Market Area (see
Table B-14). This mix takes account of changes in the population structure, including potential for
some older households to downsize to take account of their changing needs.
Table B-14: Recommended Housing Mix for southwest Hertfordshire
1-bed

2-bed

3-bed

4+ bed

Market

5%

20%

45%

30%

Affordable Homes
to Buy

25%

40%

25%

10%

Affordable Homes
to Rent

30%

35%

25%

10%

The need for specialist housing for older people is expected to increase along with an ageing
population. In Three Rivers, the additional demand over the period 2020-2036 is predicted to be 289
‘housing with support’ rented dwellings, 281 ‘housing with support’ leasehold dwellings, 78 ‘housing
with care’ rented dwellings and 61 ‘housing with care’ leasehold dwellings. ,
There is an expected surplus of 683 older persons’ care bed requirements 2020-2036 by Three Rivers.
The LHNA considers the needs of a number of other vulnerable groups in south-west Hertfordshire. In
Three Rivers, 28% of households contain someone with a long-term health problem or a disability. It
is estimated that the number of people with a disability will increase by 13,938 – an increase of 34%
– between 2020 and 2036. The evidence from the LHNA indicates a need to provide additional homes
which are wheelchair-accessible and homes which can be adapted to meet households changing
needs.

118

Three Rivers District Council Housing Land Supply Update – December 2020
https://www.threerivers.gov.uk/download?id=48770 Accessed 23 April 2021
119

South West Hertfordshire Local Housing Needs Assessment (2020)
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B.11.2.4

Gypsy and travelling communities

In 2021 there are three travelling communities that are resident in Three Rivers or visit the District:
gypsies and travellers, travelling show people (both of whom live in caravans) and those who live in
boats on the Grand Union Canal. However, there are also a number of the travelling community who
live in ‘bricks and mortar’ accommodation.
In 2020, there were no publicly owned Gypsy and Traveller sites in Three Rivers, however there are
five private sites across the District (see Table B-15) providing 33 permanent pitches.
As of 2013, there were also two authorised Showmen yards in Mill End with a shared capacity of 20
plots; however a survey in 2012 identified two other long term Showman yards within the District
without planning permission, leading to an estimate of around 40 Showman plots being used within
Three Rivers120. The survey also counted 32 caravans in use in the District with all but five being based
on authorised private sites. The remaining five caravans were located on two unauthorised sites.
The only transit site in Hertfordshire is the Hertfordshire County Council transit site at South Mimms
in Hertsmere Borough which provides 15 pitches. There were no unauthorised transit pitches within
Three Rivers recorded in 2016.
Table B-15: Authorised Gypsy and Traveller Sites at 31 March 2020121
Site

Pitches

Status

Expiry Date

The Oaklands, Bedmond Road, Bedmond

20

Permanent

N/A

Fir Trees, Dawes Lane, Sarratt

2

Permanent

N/A

Rear of 59 Toms Lane, Kings Langley

4

Permanent

N/A

Land between Langleybury Lane and Old House Lane,
Langleybury Lane

6

Permanent

N/A

Land adjacent to 321B Uxbridge Road, Mill End Road,
Rickmansworth

1

Permanent

N/A

Total

33

-

-

A Traveller Needs Assessment (TNA) carried out in 2013 reported an increase in the numbers of
Gypsies and Travellers having a more settled existence and travelling less, with 85% of those
interviewed indicating that they had lived on their current site for more than five years122.
The TNA 2013 recommended that eight additional pitches would be required to meet the need of
existing households on temporary sites where planning permission is due to expire shortly, and to
account for a small amount of household growth over time. Initial provision for travelling show people

120

Dacorum and Three Rivers Traveller Needs Assessment 2013 http://www.dacorum.gov.uk/docs/defaultsource/planning-development/trdc-and-dacorum-travellers-needs-assessmentwebsite.pdf?Status=Master&sfvrsn=0 Accessed 4 May 2017
121

Three Rivers District Council (2020). Annual Monitoring Report 2019-2020
file:///C:/Users/egarvey/Downloads/annual-monitoring-report-2019-2020.pdf Accessed 4 March 2021
122

Dacorum and Three Rivers Traveller Needs Assessment 2013 http://www.dacorum.gov.uk/docs/defaultsource/planning-development/trdc-and-dacorum-travellers-needs-assessmentwebsite.pdf?Status=Master&sfvrsn=0 Accessed 4 May 2017
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is directed towards Broxbourne and East Hertfordshire. There is little demand within Three Rivers, and
more opportunity to accommodate plots within other areas of Hertfordshire; however the TNA
identified the requirement for seven extra plots for show people up to 2026 to reflect household
growth. The demand for residential and visitor moorings on the Grand Union Canal has followed
supply. Through the gradual improvement of online moorings and adjoining facilities in settlements
along the canal, more provision will be made for visitors123.

B.11.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for the provision of homes to help meet
the needs of the District’s existing and future population, in particular through Policies CP2-CP5 that
deal with housing supply, housing mix and density, affordable housing, and Gypsy and Traveller
provision. Without a new Local Plan, the Core Strategy policies would still remain, along with the
current DM policies (specifically ‘DM1: Residential Design and Layout’) and therefore there would not
be a policy vacuum in this area. However, as the Core Strategy gets progressively older, there is a risk
that the weight that can be accorded to such policies will diminish. The new Local Plan will be able to
ensure that amount and type of housing development and accommodation is planned to meet the
updated needs of the area. Without the new Local Plan these needs may not be met, and any new
development that results through planning applications on unallocated sites, rather than sites
allocated in the Local Plan, is likely to result in uncoordinated development that fails to link new
housing development with appropriate new supporting infrastructure.

B.11.4

123

Issues and opportunities

•

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.

Dacorum Borough Council (2013) Core Strategy 2006-2031
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B.11.5
•

Sustainability appraisal objectives and sub-objectives
Ensure that everyone has access to good quality housing that meets their needs
o

To contribute towards meeting the District’s housing needs

o

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

o

To reduce the percentage of unfit/non-decent homes

o

To help reduce homelessness

o

Meet the needs of the gypsy and traveller communities
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B.12

Transport and Accessibility

B.12.1

Key policy context

Basic services and facilities are an important part of our communities. They provide essential services
such as food and medical provisions. They also contribute to the sense of place in communities and
provide a focal point for community interactions. They also provide employment, often for locally
based people. Limiting access and availability to these services can make people feel socially excluded
and reduce interactions in the community.
Transport planning falls into one of the core principles within the NPPF: actively managing growth
patterns by focusing it in sustainable locations and maximising the use of public transport, cycling and
walking modes. The NPPF highlights the importance of transport policies, not only in ‘facilitating
sustainable development but also in contributing to wider sustainability and health objectives’ 124 .
Effective transport planning can help reduce greenhouse gas emissions and air quality, lower levels of
congestion, reduce the need for major transport infrastructure, promote more sustainable forms of
transport and overall a healthier lifestyle amongst the population. Smarter use of technologies can
also reduce the need to travel.
With regards to road safety, the NPPF states that “plans should create safe and secure layouts which
minimise conflicts between traffic and cyclists or pedestrians, avoiding street clutter and where
appropriate establishing home zones”.
There are a number of local level plans and strategies for the transport network, identifying schemes
required to improve the transport network so that it can meet the demand of a growing population.
The Hertfordshire Local Transport Plan 2011-2031 (LTP3) sets out the County vision and strategy for
transport. The aim of the strategy is to address existing transport issues and make better use of the
existing road network as demand increases. Two key aspects of the plan are increasing the use of
intelligent transport systems, relating to traffic signals and real time information; and encouraging the
use of sustainable transport and travel modes to curb the increase in car traffic. Alongside the LTP3
are a number of daughter documents. These strategies and plans each contain measures which
support the LTP3 aims, particularly with respect to reducing car use.

B.12.1.1

124

Relevant plans, policies and programmes

•

England’s Economic Heartlands Draft Transport Plan

•

Hertfordshire Local Transport Plan 2011-2031

•

Hertfordshire Transport Vision 2050 (2016)

•

Hertfordshire County Council Active Travel Strategy (2013)

•

Hertfordshire County Council Rail Strategy (2016)

•

Hertfordshire County Council Rights of Way Improvement Plan 2017/18–2027/28 (2017)

•

Hertfordshire County Council Road Safety Strategy (2011)

•

Hertfordshire County Council Bus Strategy (2011)

•

Hertfordshire County Council Intalink Strategy (2011)

•

Hertfordshire County Council Intelligent Transport Systems Strategy (2011)

National Planning Policy Framework 2012 Paragraph 29
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•

South West Herts Cycling Strategy (2013)

•

Three Rivers Infrastructure Delivery Plan (2012)

•

Three Rivers District Council Cycling Strategy (2003)

B.12.2
B.12.2.1

The current situation
Access to key services

It is important for accessibility to be considered during spatial planning to ensure that people can get
access to key services such as jobs, education, health and leisure facilities.
Table B-16 shows the proportion of new residential development completed between 2005/06 and
2015/16, that are within 30 minutes public transport time of a GP, hospital, primary and secondary
school, employment and retail. The target set in the Core Strategy (2011) is 90%125.
Table B-16: Percentage of new residential development within 30 minutes public transport time of
services/key activities126
Service/key
activity

2005
/ 06

2006
/ 07

2007
/ 08

2008
/ 09

2009
/ 10

2010
/ 11

2011
/ 12

2012
/ 13

2013
/ 14

2014
/ 15

2015
/ 16

GPs

90% +

98% +

100%

97%
+

81%
+

97%
+

95%
+

97%
+

95%
+

99%

100%

Hospitals

70%

73%

90%

23%

21%

61%

74%

73%

34%

22%

6%

Primary
schools

90% +

98% +

100%

97%
+

81%
+

97%
+

95%
+

97%
+

95%
+

99%

99%

Secondary
schools

90% +

98% +

100%

97%
+

81%
+

97%
+

95%
+

89%

90%

96%

79%

Employmen
t area

90% +

N/A

N/A

97%
+

81%
+

97%
+

95%
+

97%
+

95%
+

99%

N/A

Retail
centre

90% +

N/A

N/A

97%
+

81%
+

97%
+

95%
+

97%
+

95%
+

99%

100%

As can be seen in Table B-16, the District has generally exceeded the target for GPs, primary and
secondary schools, employment areas and retail centres; however it has failed to meet the target for
hospital access significantly. In 2015/16, only 6% of all new residential developments were within 30
minutes public transport time of a hospital, the nearest of which is Watford General. As of 2016, bus
services in the District are under review as the Council seek to improve bus services to the hospital (as
identified as a priority in the 2011 Core Strategy).

125

Three Rivers District Council (2011) Core Strategy 2011-2026 www.threerivers.gov.uk/download?id=24372
Accessed 4 May 2017
126

Figures taken from Three Rivers District Council Annual Monitoring Reports 2010-2016 available from:
http://www.threerivers.gov.uk/egcl-page/annual-monitoring-report Accessed 4 May 2017
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B.12.2.2

Roads

As of 2021, the road network within the District is under stress at key locations such as the A41 west
of Leavesden; the A412 from Croxley Green south west to Maple Cross and West Hyde; and the A404
between Amersham and Northwood via Chorleywood and Rickmansworth. There is also stress on the
Strategic Road Network, particularly the M25.
Table B-17 shows the traffic flows in the District. There was a small decrease between 2013 and 2014,
however a notable increase of 6.8% between 2014 and 2015, the highest in the County. There was a
common trend of increased traffic across the Hertfordshire local authority areas. Of the 1.04 million
VKm/Day in 2015, 0.51 million were on Principal A roads, 0.06 million on B roads and 0.47 million on
C roads. The increase in traffic was mostly seen on Principal A roads (up from 0.48 VKm/Day in 2014)
and C roads (up from 0.44 VKm/Day in 2014). No counts on the motorway/trunk road network within
Three Rivers are included in the annual monitoring programme. Compared to the previous year traffic
reduced in five districts, remained similar in three districts and increased in two districts. Dacorum
saw the largest change in this year with a 5.1% increase in traffic. Three Rivers saw a 1.4% decrease in
traffic.
Table B-17: Vehicle Kilometres in Three Rivers (based on 2016 and 2017 data)127
Three
Rivers

2017

VKm/Day
HCC Roads128

% Change
HCC Roads

Highest
Recorded

(millions)

(from
previous
year)

Flow (AAWD)

1.04

- 1.4%

91,210

Road

M25

Traffic within the District is forecast to increase by 5.3% by 2021 from 2017 levels (and by 6.3% in
Hertfordshire and 6.5% in the Eastern region) and by 15.6% by 2031 (18% in Hertfordshire and 19.9%
in the Eastern region)129. This is the second lowest forecast growth by authority in the County.

B.12.2.3

Public transport

Rail is a good travel option for Three Rivers, with access to four underground stations on the
Metropolitan Line (Moor Park, Croxley, Rickmansworth and Chorleywood), two stations on the
Chilterns Mainline (Rickmansworth and Chorleywood) and one station on the West Coast Mainline
(Kings Langley). Carpenders Park is also on the London Overground Line. This provides Three Rivers’
residents with good access to regular services to London and the North. Demand for rail services
remains high as does parking at stations.
Within the District, the High Speed Two (HS2) rail system is under development. The High Speed Two
(HS2) rail system will see a new railway from London to Birmingham passing via a viaduct just south

127

Hertfordshire’s Traffic and Transport Data Report 2018 https://www.hertfordshire.gov.uk/medialibrary/documents/highways/transport-planning/transport-and-accident-data/ttdr/hertfordshire-traffic-andtransport-data-report-2018.pdf
128

HCC roads = Hertfordshire County Council controlled roads, which excludes motorway and trunk roads

129

Hertfordshire’s Traffic and Transport Data Report 2018 2018 https://www.hertfordshire.gov.uk/medialibrary/documents/highways/transport-planning/transport-and-accident-data/ttdr/hertfordshire-traffic-andtransport-data-report-2018.pdf
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of Maple Cross and near to West Hyde. HS2 is likely to result in a temporary increase in in-commuting
of construction traders within the District (estimated to be up to 10,000 jobs over the 7 year project130),
and once running, fewer intercity trains on the West Coast Mainline may free up capacity on local
services. There may also be an increased level of commuting in and out of London131.
Bus routes in the district provide links within Three Rivers for residents to major centres of Watford,
Hemel Hempstead, Borehamwood, Northwood, St Albans, Luton, Tring, and Amersham. There are also
bus services to Heathrow and Luton Airports from the District. Non-commercial bus routes are
subsidised, for example the 336 between Chorleywood and Watford which is much used by elderly
people. The Leavesden Park development provides a free shuttle bus service for employees between
Leavesden Park and Watford Junction Station, running between the hours of 6.45am and 7.30pm132.
There are also bus services providing access for schools in the District. In general, access to bus services
is good within the main built up areas in the District and Watford, however provision is poorer in the
more rural areas and areas with lower housing density133. Bus networks in the District are shrinking,
an issue which needs to be addressed, particularly when it comes to the need to provide greater access
to Watford General Hospital for Three Rivers’ residents.
There are a variety of cycle routes within Three Rivers, including the Ebury Way, a 3.5 mile (5.6km)
traffic free section of route 6/61 of the National Cycle Network, signposted routes and designated onroad cycle lanes. The pedestrian network is extensive but facilities for pedestrians are often provided
alongside roads, where high traffic levels adjacent may make walking a less attractive option134. More
information is provided on public rights of way in Section B.10.2.5.
The walking and cycling network generally meets current demand however there are localised issues,
such as congestion on some routes putting people off using those routes. Routes to stations in
particular are considered to be inadequate135.

B.12.2.4

Air transport

Three Rivers has good access to several airports for both passengers and freight transport. The London
airports of Heathrow, Luton, City, Stansted and Gatwick are all within 60 km of Three Rivers. None of
these airports have scheduled flight paths over the District and therefore noise pollution levels are
not a major issue.

B.12.2.5

Community transport

Within Hertfordshire there is a Dial a Ride scheme which offers door to door transport for the elderly
and people of all ages who have difficulty travelling due to permanent disability or illness. There a
number of voluntary community transport schemes in Hertfordshire, including the Royal Voluntary

130

Southwest Hertfordshire Economic Study 2016

131

Southwest Hertfordshire Economic Study 2016

132

Three Rivers Transport Background Study Update 2009
http://www.threerivers.gov.uk/GetResource.aspx?file=Transport%20Background%20Paper%20Update%20Oct
ober%202009.pdf. Accessed 5 May 2017
133

Three Rivers District Council (2012) Infrastructure Delivery Plan
www.threerivers.gov.uk/download?id=32124 Accessed 5 May 2017
134

Three Rivers District Council (2012) Infrastructure Delivery Plan
www.threerivers.gov.uk/download?id=32124 Accessed 5 May 2017
135

Three Rivers District Council (2012) Infrastructure Delivery Plan
www.threerivers.gov.uk/download?id=32124 Accessed 5 May 2017
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Service which covers all of Hertfordshire and provides door-to-door transport to hospitals, GPs and
clinics. There is also ‘Community Cars (Watford and Three Rivers)’ which has been operating since
1981 and provides transport services to residents of the District who have difficulties using public
transport or private cars, for example due to disability or infirmity136.

B.12.2.6

Travel behaviour

According to the 2011 Census, Three Rivers has an average of 1.49 cars per household. Within the
District, 14% of households reported having no car, 39% had one car, 34% had two cars and 12% had
three or more cars. Slightly lower proportions of the Three Rivers population reported having no car
or only one car available compared with the Hertfordshire average (17% and 42% respectively).
However, slightly higher proportions reported having two or three (or more) cars available in Three
Rivers, compared to the Hertfordshire average (31% and 10% respectively).This indicates higher car
ownership compared with Hertfordshire, the East of England and England as a whole 137 . The
Hertfordshire County Travel Survey reports that in 2015, 9% of households had no car, 37% had one
car and 54% had two cars or more138. This indicates an increase in cars per household since the 2011
Census.
Census data indicates that in Three Rivers, the average distance travelled to work increased between
2001 and 2011 from 8.9 miles to 9.5 miles. This compared to an average for Hertfordshire in 2011 of
10 miles. The predominant mode used to travel to work was by car (by about 60%) (see Table B-18).
According to the 2015 Hertfordshire County Travel Survey, 57% of work trips in Three Rivers are less
than 10 miles (which is higher than the Hertfordshire average of 48%).139

Walk

Bicycle

Other

Work at home

Motorcycle

Three Rivers

58.0%

3.6%

15.9%

2.2%

0.4%

0.7%

5.4%

1.2%

0.3%

12.3%

Hertfordshire

56.7%

4.0%

13.4%

3.1%

0.4%

0.7%

8.5%

1.6%

0.4%

11.1%

Car Driver

Taxi

Bus, Minibus,
Coach

Rail/
underground

Car passenger

Table B-18: Travel to work mode share for Three Rivers and Hertfordshire140

136

https://directory.hertfordshire.gov.uk/kb5/hertfordshire/directory/service.page?id=y7JOun1grk8&
Accessed 5 May 2017
137

Census 2011 Table - KS404EW http://atlas.hertslis.org/profiles/profile?profileId=179&geoTypeId= Accessed
5 May 2017
138

Hertfordshire County Travel Survey 2015- Three Rivers District Profile
https://www.hertfordshire.gov.uk/media-library/documents/highways/transport-planning/transport-andaccident-data/county-travel-survey/three-rivers-district-profile.pdf. Accessed 5 May 2017
139

Hertfordshire County Travel Survey 2015- Three Rivers District Profile
https://www.hertfordshire.gov.uk/media-library/documents/highways/transport-planning/transport-andaccident-data/county-travel-survey/three-rivers-district-profile.pdf. Accessed 5 May 2017
140

Census 2011 Table – CT0015EW (Source: Hertfordshire’s Traffic and Transport Data Report 2016
https://www.hertfordshire.gov.uk/media-library/documents/highways/transport-planning/transport-andaccident-data/ttdr/traffic-and-transport-data-report-2016.pdf) Accessed 5 May 2017
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The Census also shows that the proportion of all ‘journey to work trips’ being made by cycling
remained relatively unchanged between 2001 and 2011 at 1.2% (compared to 1.3% in 2001). This was
lower than both the county and national figures. In England, cycling to work trips increased slightly
over the same period from 2.8% to 2.9%; however, in Hertfordshire overall, cycling trips decreased
from 1.8% to 1.6%141.
The 2015 County Travel Survey reports that cycling makes up only 2.4% of modal share in Three Rivers
(for journeys of less than 3 miles), which is one of the highest in Hertfordshire, alongside Watford at
2.6%. In Hertfordshire as a whole, the proportion is 2.2%142.
In terms of walking to work, in Three Rivers this decreased slightly from 5.5% in 2001 to 5.4% in 2011.
This decline is in line with the county and national trends143. In 2015, only 5% of people surveyed in
Three Rivers reported walking to work (compared to 7% in Hertfordshire). Slightly more, 10% of people,
reported walking to school (significantly lower than 44% in Hertfordshire). This was the highest in the
county144.
Three Rivers has a relatively low self-containment rate, with only 21% of residents working within
Three Rivers in 2015 145 . A high self-containment rate is commonly used as a measure of the
sustainability of journeys to work. The majority of people commute to London for work (41%) and 18%
commute to Watford146.

B.12.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for development to reduce the need to
travel and to encourage sustainable transport, in particular through ‘Policy CP1: Overarching Policy on
Sustainable Development’ and ‘Policy CP10: Transport and Travel’. Without a new Local Plan, the Core
Strategy policies would still remain, along with the current DM policies and therefore there would not
be a policy vacuum in this area. However, as the Core Strategy gets progressively older, there is a risk
that the weight that can be accorded to such policies will diminish. The new Local Plan will be able to
ensure that additional new development, beyond that allocated in the Core Strategy and Site
Allocations DPD, occurs in the most sustainable locations in order to reduce the need to travel and is
designed to enable and encourage sustainable travel modes such as walking, cycling and use of public
transport. In the absence of the new Local Plan these issues may not be given the same level of
consideration.

141

Census 2011 Table - CT0015EW

142

Hertfordshire’s Traffic and Transport Data Report 2016 https://www.hertfordshire.gov.uk/medialibrary/documents/highways/transport-planning/transport-and-accident-data/ttdr/traffic-and-transport-datareport-2016.pdf
143

Census 2011 Table - CT0015EW

144

Hertfordshire County Travel Survey 2015- Three Rivers District Profile
https://www.hertfordshire.gov.uk/media-library/documents/highways/transport-planning/transport-andaccident-data/county-travel-survey/three-rivers-district-profile.pdf Accessed 5 May 2017
145

Hertfordshire County Travel Survey 2015- Three Rivers District Profile
https://www.hertfordshire.gov.uk/media-library/documents/highways/transport-planning/transport-andaccident-data/county-travel-survey/three-rivers-district-profile.pdf Accessed 5 May 2017
146

Hertfordshire County Travel Survey 2015- Three Rivers District Profile
https://www.hertfordshire.gov.uk/media-library/documents/highways/transport-planning/transport-andaccident-data/county-travel-survey/three-rivers-district-profile.pdf Accessed 5 May 2017
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B.12.4

Issues and opportunities

•

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.

B.12.5
•

Sustainability appraisal objectives and sub-objectives
To develop in sustainable locations
o

To reduce the need to travel, particularly by private car, through closer integration of
housing, jobs and services

o

To enable and encourage walking, cycling and the use of public transport

o

To ensure that services and facilities are accessible by sustainable modes of transport

o

To encourage provision of new and support existing local centres

o

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
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Economic Factors
B.13
B.13.1

Economy, employment and education
Key policy context

The NPPF identifies that, as part of achieving sustainable development, planning has an economic role,
to build a “strong, responsive and competitive economy, by ensuring that sufficient land of the right
type is available in the right places and at the right time to support growth and innovation; and by
identifying and coordinating development requirements, including the provision of infrastructure”.
One key aspect of this is making it easier for jobs to be created in cities, towns and villages.
In order to support the objective of building a strong, competitive economy, the NPPF recommends
that local planning authorities should set out an economic strategy that promotes sustainable
economic growth; facilitate local and inward investment to match the strategy and anticipated
development needs; support existing business sectors and identify priority areas for economic
regeneration.
The NPPF highlights the importance of supporting a ‘prosperous rural economy’ with planning policies
being required to: “support economic growth in rural areas in order to create jobs and prosperity by
taking a positive approach to sustainable new development”. Part of this is promoting the retention
and development of local services and community facilities within villages.
Local authorities should also seek to ensure the vitality of town centres as recommended in the NPPF.
It should be recognised that as the heart of our communities, it is important to support the viability
and vitality of local town centres.
Accompanying the NPPF is the Planning Practice Guidance, which specifically covers housing and
economic development needs assessments and housing and economic land availability assessments.
At a county level the Economic Development Strategy for Hertfordshire (2009-2021) outlines how the
county will build on its strengths and opportunities, and meet the challenges it faces. The five key
economic objectives are: creating a vibrant, low carbon economy; stimulating enterprise, innovation
and inward investment; developing a well-skilled workforce; providing quality locations and
infrastructure; and creating vibrant towns and vibrant communities. The Strategy sets out economic
priorities up to 2021, including developing skills and promoting social inclusion. This Strategy
embodies a large part of the Counties Employment Strategy and Workforce Development Plan.
Within Hertfordshire, the South West Hertfordshire Economy Study (2019) forecasts what the future
economy in the region may look like; highlighting areas (sectors and locations) of growth.
In terms of education, the NPPF emphasises the importance that the Government places of education
and ensuring that there are sufficient school places available to meet existing and future demand. The
NPPF states that: “local authorities should take a proactive, positive and collaborative approach to
meeting this requirement, and to development that will widen choice in education. They should:
•

Give great weight to the need to create, expand or alter schools; and

•

Work with schools promoters to identify and resolve key planning issues before applications
are submitted”.
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B.13.1.1

Relevant plans, policies and programmes

•

Economic Development Strategy for Hertfordshire 2009-2021

•

Hertfordshire’s Strategic Economic Plan (2014)

•

East of England Forecasting Model (2013)

•

Southwest Hertfordshire Economy Study (2019)

•

Hertfordshire Schools Expansion Programme

•

South West Hertfordshire Retail and Leisure Study (2019)

•

HCC Primary and Secondary School Monitoring Reports (2018/9)

B.13.2
B.13.2.1

The current situation
Economy

There were a total of 48,400 economically active people within Three Rivers between July 2019 and
June 2020. During this period, 44,900 were in employment which equates to 76.4% of the working
population being in employment. This is on par with regional and national averages (78.3% and 76.2%
respectively). The number of self-employed was 13,000 (nearly double the regional and national
average of self-employed people) with the remaining 31,600 comprising of employees. In total 1,400
people were unemployed across the District147.
In recent years the manufacturing sector in Hertfordshire has declined significantly. Around a quarter
of jobs are now in knowledge based industries such as high-tech manufacturing, financial and business
services (FBS), computing, communications industries, and research and development (R&D). In Three
Rivers, there are particular strengths in the film and media sector (with Warner Bros. Studios) and
software and information technology activity, specifically computer programming148.
Based on information from 2015 on enterprise start-ups and closures, there was a net gain of
businesses in the District following a loss experienced in 2010 (Table B-19). Broadly there has been an
improvement in the number of company ‘births’ although the number of company closures over the
period 2010 to 2015 has fluctuated with increased deaths in 2013 and 2015 compared to the previous
year (and 2010).

147

Nomis, Labour Market Profile (Dacorum) 2020 Accessed 16/10/20

148

South West Hertfordshire Economy Study (2016)
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Table B-19: Birth and Death of Enterprises in Three Rivers 2010 - 2015149

B.13.2.2

2010

2011

2012

2013

2014

2015

Births

495

560

520

650

710

760

Deaths

500

460

460

555

480

510

Net change

-5

+100

+60

+95

+230

+250

Active

4,710

4,785

4,820

5,055

5,215

5,535

Employment

The number of employee jobs150 in the District has steadily increased since 2013 (see Table B-20). Up
to 2036, it is expected that employment will continue to grow annually by 0.6% from 2013 levels151.
The Hertfordshire County Travel Survey 2015 reported that 21% of Three Rivers’ residents work within
the District, with 28% working in other districts within Hertfordshire, 41% working in London and 8%
working in an adjacent county152.
Table B-20: Employee job numbers 2013-2015153
2013

2014

2015

34,000

37,600

42,300

The structure of the economy has changed since 2000 in terms of the number of employee jobs by
sector, with services dominating the local economy (Table B-21). The proportion of employees
working in manufacturing in Three Rivers (5.5%) is lower than in Hertfordshire (5.8%) however, the
proportion working in construction is much higher at 13.3% (compared to 6.5% in Hertfordshire). The
largest sectors for Three Rivers other than construction are: professional, scientific & technical (18.2%);
information and communication (8.7%); education (7.9%) and business administration and support
services (7.6%)154. The changing structure of the economy implies that the role of knowledge-based
industries is becoming more important in Three Rivers, as it is nationally.

149

Source: Business Demography 2015 from ONS Data source:
https://www.ons.gov.uk/businessindustryandtrade/business/activitysizeandlocation/datasets/businessdemog
raphyreferencetable Accessed 5 May 2017
150

The number of employee jobs is defined as ‘the number of jobs held by employees and excludes the selfemployed, Government supported trainees and HM Forces.
151

South West Hertfordshire Economy Study (2016)

152

Hertfordshire County Travel Survey 2015- Three Rivers District Profile
https://www.hertfordshire.gov.uk/media-library/documents/highways/transport-planning/transport-andaccident-data/county-travel-survey/three-rivers-district-profile.pdf Accessed 8 May 2017
153

Source:
http://atlas.hertslis.org/profiles/profile?profileId=1046&geoTypeId=16&geoIds=E10000015#iasProfileSection9
Accessed 8 May 2017
154

http://atlas.hertslis.org/profiles/profile?profileId=1046&geoTypeId=16&geoIds=E10000015#iasProfileSection9
Accessed 8 May 2017
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Table B-21: Employee jobs by industry group in Three Rivers (2015)155
Sector

Number of employee
jobs

%

Agriculture and energy

400

0.9

Manufacturing

900

2.2

Construction

5600

13.3

Services:
Wholesale
Retail
Information & communication
Professional, scientific & technical
Business administration & support services
Education
Health
Other services

2,900
2,200
3,700
7,700
3,200
3,300
2,600
9,600

6.8
5.2
8.7
18.2
7.6
7.9
6.3
22.7

Based on the Claimant Count156 (Table B-22), Three River’s unemployment rate in October 2020 was
very high (4.9%). This rate is somewhat lower than that in England, the East of England and
Hertfordshire. Unemployment rates at all area levels in 2020 are significantly higher than previous
years which can be explained by the economic disruption caused by Covid-19. Prior to this, Three
River’s unemployment rate showed a slight increase 2015-2019 and followed the same trend as other
South West Hertfordshire authorities and trends for East of England and England.
Table B-22: Claimant Count (unemployment %)157
Oct-16

Oct-17

Oct-18

Oct-19

Oct-20

Dacorum

1.1

1.2

1.1

1.5

5.3

Hertsmere

1.2

1.2

1.4

2

5.9

St Albans

1.1

1.2

1.3

1.5

4.3

Three Rivers

0.9

0.9

1.4

1.7

4.9

Watford

1.4

1.4

2.1

2.5

6.9

Hertfordshire

1.1

1.1

1.3

1.8

5.3

East of England

1.2

1.3

1.6

2.1

5.7

England

1.8

1.9

2.1

2.8

6.6

The March 2017 Claimant Count showed that Three Rivers’ male and female unemployment rate was
slightly below the Hertfordshire average:

155

http://atlas.hertslis.org/profiles/profile?profileId=1046&geoTypeId=16&geoIds=E10000015#iasProfileSection9
Accessed 8 May 2017
157

Office for National Statistics
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Table B.13-23: Male and female unemployment rates (%)158
October 2018

October 2019

October 2020

Male

Female

Male

Female

Male

Female

Three Rivers

1.6

1.2

1.8

1.5

5.7

4.1

Hertfordshire

1.6

1.1

2.0

1.6

6.2

4.3

The number of unemployed people in the UK is much higher than stated in the Claimant Count. Not
everyone who is unemployed is eligible for, or claims, JSA. Many unemployed people (especially
women) are not eligible for JSA, because they have a partner who works and/or because of their
financial position. While most recipients of JSA are classified as unemployed, some fall into the
‘employed’ or ‘economically inactive’ categories.
A fuller and more accurate measure of unemployment at district council level can be gained from the
Annual Population Survey (Table B-24). According to this measure, unemployment in Three Rivers is
well below the regional average, and the Hertfordshire figure and broadly similar to the average in
surrounding and nearby local authorities. Unemployment in Three Rivers is now below its prerecession level.
Table B-24: Annual Population Survey: unemployment (%)
July 2007June 2008

July 2010June 2011

July 2012June 2013

April 2013March 2014

April 2014March 2015

April 2015March 2016

Dacorum

3.5

5.4

5.2

4.4

3.9

3.4

Hertsmere

4.0

5.8

5.5

4.9

6.3

4.1

St Albans

2.9

4.6

5.0

3.7

2.8

2.8

Three Rivers

3.3

6.6

6.0

4.9

N/A

2.9

Watford

4.4

7.7

4.9

5.3

3.4

4.2

Aylesbury Vale

3.4

5.2

5.9

4.4

3.7

3.3

Chiltern

3.3

4.1

4.9

4.1

3.6

2.7

Central Bedfordshire

3.2

5.8

5.8

4.9

3.7

3.2

Hertfordshire

3.7

6.4

5.4

4.6

4.3

3.2

East of England

4.2

5.2

6.5

5.8

4.9

3.8

B.13.2.3

Education

According to the 2011 Census, 17.6% of people aged 16 and over in the District had no qualifications,
compared to 18.2% in Hertfordshire and 22.5% in the East of England. The percentage of people with
Level 2 qualifications159 in Three Rivers was 15.8% (compared to 15.7% in Hertfordshire and 15.2% for

158

Office for National Statistics

159

Five or more GCSEs at A* to C grade including English and Maths
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England) and 33.9% of the District’s population had Level 4 or more qualifications160 (compared to
32.1% in Hertfordshire and 27.4% in England)161.
Although adult education qualification levels in Three Rivers are above average for Hertfordshire and
England, there are still local skills shortages, particularly in terms of basic numeracy skills and specialist
skills within certain employment sectors.
In terms of school qualifications, in the academic year of 2015/16, 79.6% of pupils at Key Stage 4
attained a Level 2 in Three Rivers, an increase from 79.1% in the year 2014/15. This is higher than in
Hertfordshire County (64.6% of pupils in 2015/16 compared to 65.1% in 2014/15)162. These results
have varied from year to year since 2010/11, but overall have remained similar with no significant
trend.
In 2013/14, 820 people in the District were participating in apprenticeships, the same as in 2012/13
but an increase from 2009/10 when there were 450. In academic year 2015/16 there were 490
apprenticeship starts in the District163.

B.13.2.4

School provision

Hertfordshire County Council is responsible for ensuring there are sufficient school places for residents
within Three Rivers. HCC commission the places from existing schools. All new schools now need to
be academies or free schools, approved by the Secretary of State.
In line with national trends, Hertfordshire experienced a period of falling demand for primary school
places between 2000 and 2007. The national and local situation has now changed: demand for places
has increased and will increase further.
As of mid-2016/17, there is generally a surplus for primary school places in the District in most areas
going forward to 2019/20, with the exception of a small shortage in Croxley Green in 2016/17 and a
notable shortage in Sarratt in 2017/18 (see Table B-25).

160

Degree level or higher

161

Hertfordshire Education and Lifelong Learning Profile (Three Rivers District)
http://atlas.hertslis.org/profiles/profile?profileId=119&geoTypeId=15&geoIds=26UC Accessed 8 May 2017
162

Hertfordshire Education and Lifelong Learning Profile (Three Rivers District)
http://atlas.hertslis.org/profiles/profile?profileId=119&geoTypeId=15&geoIds=26UC Accessed 8 May 2017
163

Hertfordshire Education and Lifelong Learning Profile (Three Rivers District)
http://atlas.hertslis.org/profiles/profile?profileId=119&geoTypeId=15&geoIds=26UC Accessed 8 May 2017
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Table B-25: Primary school provision forecast for Three Rivers 2016/17 to 2019/20164*
Town

No of
schools

Forecast surplus/shortage of primary school places
2016/17

2017/18

2018/19

2019/20

Sarratt

1

15.4%

-23.1%

50.0%

57.7%

Chorleywood

4

15.8%

18.3%

30.0%

34.2%

Croxley Green

4

-0.6%

8.9%

9.4%

15.6%

Rickmansworth

6

20.0%

6.7%

20.5%

11.4%

Total

15

11.9%

8.6%

20.3%

20.1%

*shortages are shown in red

With respect to secondary school places, 2020 published figures indicate that the District has a
shortage of school places from 2017/18 to 2026/27. There will be peak shortage in 2022/23 at 2 form
entry (fe). Existing schools have increased their capacity in order to admit more pupils and the current
Site Allocations DPD includes a site allocation for a new school in Croxley Green. The new Croxley
Danes School is scheduled to open in September 2017 and should increase provision of school places.
There is also a relationship between Rickmansworth, Watford and Bushey in terms of school place
provision, given that these areas are geographically close and pupils move between them to attend
secondary school.
Table B.13-26: Secondary school provision forecast for Three Rivers 2016/17 to 2026/27165*
Town

Rickmansworth

No of
schools

3

Forecast surplus/shortage of primary school places
2016/
17

2017/
18

2018/
19

2019/
20

2020/
21

2021/
22

2022/
23

2023/
24

2024/
25

2025/
26

2026/
27

6.9%

-1.4%

-8.7%

-7.5%

-5.6%

-9.8%

-11.8%

-8.2%

-7.6%

-3.1%

-1.7%

*shortages are shown in red

B.13.3

The likely situation without the plan

The existing Core Strategy provides the strategic framework for economic development in the District,
in particular through ‘Policy CP6: Employment and Economic Development’ and ‘Policy CP7: Town
Centres and Shopping’ as well as Policies PSP1 - PSP4 that cover settlement developments such as
schools. Without a new Local Plan, the Core Strategy policies would still remain, along with the current
DM policies and therefore there would not be a policy vacuum in this area. However, as the Core
Strategy gets progressively older, there is a risk that the weight that can be accorded to such policies
will diminish. The new Local Plan will be able to ensure that economic development is planned to meet
the updated needs of the area. Without the new Local Plan, any new development that results through
planning applications on unallocated sites, rather than sites allocated in the Local Plan is likely to result
in uncoordinated development that fails to meet all needs and does not link new development with
appropriate new supporting infrastructure.

164

https://www.hertfordshire.gov.uk/media-library/documents/schools-and-education/schoolplanning/meeting-the-demand-primary-summer-forecast-2016-17.pdf Accessed 8 May 2017
165

https://www.hertfordshire.gov.uk/media-library/documents/schools-and-education/schoolplanning/meeting-the-demand-secondary-summer-forecast-2016-17.pdf Accessed 8 May 2017
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B.13.4

Issues and opportunities

•

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.

B.13.5
•

•

Sustainability appraisal objectives and sub-objectives
Achieve sustainable levels of prosperity and economic growth
o

To support an economy in the District which draws on the knowledge base, creativity
and enterprise of its people

o

To promote and support economic diversity, micro, small and medium sized
enterprises, community-based enterprises and local investment

o

To support the economy with high quality infrastructure and a high quality
environment

o

To improve the competitiveness of the rural economy

o

To promote the role of town centres as centres for sustainable development providing
services, housing and employment, drawing on the principles of urban renaissance

o

To strengthen the District’s retail offering in order to reduce outflow of retail spending

o

To encourage complementary hierarchy of retail centres and promote cohesive
economic development

To ensure local residents have employment opportunities and access to training
o

To encourage local provision of and access to jobs

o

To reduce levels of out-commuting

o

To enable the provision of new and enhanced educational facilities

o

To provide training that will help people acquire the skills needed to find and remain
in employment
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Appendix C

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
To recognise the potential biodiversity value of brownfield land and identify
appropriate mitigation measures
To actively seek to promote ecological connectivity between existing
greenspaces
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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

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?

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
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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?
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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 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]

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

Would development of the site affect an AQMA or lead to
its designation?
Would development of the site be likely to improve air
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
To optimise the efficient use of land by measures such as higher densities and
mixed use developments
To encourage the remediation of contaminated and derelict land and buildings
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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:
• restore vacant / contaminated land?
• clean up contaminated land?
• involve the loss of greenfield land
• involve the loss of gardens?
• allow re-use of existing buildings?
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7. To use natural resources,
both finite and renewable, as
efficiently as possible, and reuse finite resources or
recycled alternatives wherever
possible
[Resource efficiency]

To encourage maximum efficiency and appropriate use of materials, particularly
from local and regional sources, using sustainable design and construction
techniques
To encourage new developments to incorporate renewable, secondary, locally
sustainably sourced or materials of lower environmental impact in buildings and
infrastructure
To safeguard reserves of exploitable minerals from sterilisation by other
developments

Would development of the site:
• be of a size to support waste to energy options?
• be able to minimise demand for primary minerals
& aggregates?
• be able to use materials from nearby sources?
• be able to recycle local stone to reinforce local
character?
Is the site in a mineral safeguarding zone?

To increase recycling and composting rates and encourage easily accessible
recycling systems as part of new developments
To encourage all developments and occupants to minimise waste and optimise
the recovery and recycling of waste.
Historic Environment
8. To identify, conserve and
enhance the historic
environment and heritage
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, RPG, area of
archaeological importance, or SM?
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
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
To protect ‘dark skies’ from light pollution, and promote less invasive lighting
sources while considering the balance between safety and environmental
impacts
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Would development of the site:
• have the potential to enhance the quality &
diversity of landscape / townscape?
• lead to coalescence of existing towns/villages?
• be likely to adversely affect an area of landscape
importance?
Would development of the site affect townscapes?
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To minimise the visual impact of new developments
To encourage contribution of public art

Would development of the site provide green infrastructure
as part of wider strategy?

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

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
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
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
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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 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?
• 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 nonfossil fuel powered vehicles, as part of new developments?
Does the site have the potential for facilities for cycle parking
and storage?
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12. To improve community
cohesion through reducing
inequalities, promoting social
inclusion and reducing crime
and the fear of crime
[Community cohesion]

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
To improve the quality of life in urban areas by making them more attractive
places in which to live and work, and to visit
To encourage community cohesion
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
To encourage people to access the learning and skills they need for high quality
of life

Would development of the site:
• provide local community services & facilities or
enable access to existing ones?
• provide facilities that existing communities could
share?
• help support existing community facilities?
• promote mixed tenure & mixed use?
• include provision of religious / cultural uses?
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 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
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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
To support the economy with high quality infrastructure and a high quality
environment

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 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]

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 D

Alternatives considered

This appendix provides information on how alternatives have been considered in relation to the
strategy, policies and allocations to be included Three Rivers Local Plan.

D.1
D.1.1

Local Plan Regulation 18 Part 1
Spatial Strategy

The Spatial Strategy for the Local Plan will set out how new development will be distributed
across the District. This section describes the alternative approaches which have been
considered for that strategy up to the consultation on the Regulation 18 Local Plan.

D.1.1.1

Issues and Options 2017

At the Issues and Options stage (July 2017) the following options were considered for the
distribution of housing growth in the District:
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 SA undertaken to support the Issues and Options consultation are
summarised below. The full assessments can be found in the Issues and Options SA Working
Note (July 2017) which is available at the following weblink:
https://www.threerivers.gov.uk/egcl-page/new-local-plan
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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

?

-

-

?

?

?

-

?

?

?

?

-

-

?

?

Option

The Issues and Options SA Working Note summarised the findings of the assessment as follows:
“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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D.1.1.2

Edge of Settlement and New Settlement Scoping Study (2020)

Based on Options 4 and 5 from the Issues and Options Report, in 2020 the Council undertook
an ‘Edge of Settlement and New Settlement Scoping Study’ in order to: identify potential
locations at the edge of existing settlements which had not so far been considered in the
Strategic Housing and Employment Land Availability Assessment; and to identify potential
locations away from the existing settlements which could accommodate a new settlement
utilising available evidence of constraints and opportunities to identify potential candidate
locations and assess their suitability.
The Study identified 17 Edge of Settlement (EOS) site options which were assessed by the SA
along with all the other reasonable alternatives for site allocations. 4 of the EOS sites have been
proposed for allocation in the Regulation 18 Local Plan (see Appendix F), whilst the remaining
13 have not been taken forward (see Appendix G).
For potential New Settlements the Study identified 11 potential areas (termed Outside of
Settlement (OOS) sites). Of these 11 OOS sites the Study concluded that 3 of the sites were
potentially suitable. All the OOS sites were assessed by the SA along with all the other
reasonable alternatives for site allocations (see Appendix G).
None of the OOS sites have been proposed for allocation in the Local Plan.
The three potentially suitable new settlement sites that were identified through the Edge of
Settlement & New Settlement Scoping Report were not considered to be
developable/achievable within the plan period. The three sites are all within multiple
ownerships and subsequently their delivery would require a large amount of land assembly.
Furthermore, the sites would have required a high level of infrastructure provision (particularly
transport infrastructure, including the construction of new roads that would require the
acquisition of additional land from multiple landowners). The additional work required to
proceed with the new settlement option on the potentially suitable sites would have meant
significant delay to the Local Plan timescale (and likely a failure to adopt a new Local Plan by
2023 as per the Government’s requirement). Selecting the option of a new settlement would
have also meant that a five year housing land supply would unlikely be achievable. Additionally,
sufficient deliverable/developable sites (including extensions to existing settlements) had been
identified to meet the housing need following the finalisation of the Edge of Settlement & New
Settlement Scoping Report.

D.1.1.3

Regulation 18 stage (June 2021)

The Regulation 18 Local Plan document does not include a Spatial Strategy, that will be
introduced at the Regulation 19 stage.
The Regulation 18 Local Plan Part 1 document does however provide an indication of the
approach which will be taken to the distribution of housing, as follows:
“2.49
We will seek to maximise the delivery of housing within the built-up urban
area including through intensification and higher densities of development to make
the most efficient use of land, and making as much use as possible for previously
developed brownfield sites and underutilised land. However, it is not possible to
achieve the levels of new housing development which would be required to meet
needs within the urban area, and as such there will be a requirement to release
Green Belt land in appropriate locations to accommodate a proportion of
development.”
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An assessment of this approach against the SA framework of objectives is included in Appendix E,
with a summary being provided in Section 6 of the Interim SA Report.

D.1.2

Housing growth

The Local Plan is required to provide the level of housing growth that will be required during the
Plan period (this being 2018 – 2038). This section provides information on the housing growth
options which have been considered up to the consultation on the Regulation 18 Local Plan.

D.1.2.1

Issues and Options stage (July 2017)

As part of the Issues and Options consultation the following housing growth options were
considered:
1. Plan for a housing target that is 20% below the 514 dwellings per annum (DPA) 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 SA undertaken to support the Issues and Options consultation are
summarised below. The full assessments can be found in the Issues and Options SA Working
Note (July 2017) which is available at the following weblink:
https://www.threerivers.gov.uk/egcl-page/new-local-plan

SA5 Air quality

SA6 Soils

SA7 Resource efficiency

SA8 Historic environment

SA9 Landscape

SA10 Health and wellbeing

SA11 Sustainable locations

-
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?

?

2. 514 dpa
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-
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?

-









?



?

?

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 Issues and Options SA Working Note summarised the findings of the assessment as follows:
“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
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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.”

D.1.2.2

Regulation 18 Local Plan (June 2021)

As is the case for the Spatial Strategy, the Regulation 18 consultation document does not include
a proposed quantum for housing growth in the Proposed Policy Options, but instead provides
the information in the supporting text, as follows:
“Overall Levels of Growth
2.42 All growth in the District must maintain or improve the quality of life of Three Rivers’
communities, and future development must secure a balanced provision between
homes and jobs that also safeguards and enhances the environment, maintains the
Green Belt, secures good services and facilities for all and achieves a sustainable
transport system.
2.43 The new Local Plan is anticipated to be adopted in May 2023 in accordance with the
Local Development Scheme (December 2020); national policy requires that a Local Plan
should plan for a 15 year period following adoption. The new Local Plan period will
therefore be 2018 – 2038.
2.44 For the 15 year plan period following adoption of the Local Plan the Government’s
Standard Method for calculating housing needs has been used of 630 dwellings per
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year. The Housing Target for the Local Plan will therefore be 12,624 dwellings over the
plan period 2018 – 2038.
2.46 However, it is important to note that there have been a significant number of
completions and commitments through planning permissions since 2018 together with
a windfall allowance that can be deducted from this figure. The table below shows
information as of 31 March 2020:
Net
Number of
Homes
Total Target

12,624

Completions (2018 – 2020)

608

Commitments (unimplemented planning permissions)

948

Windfall Allowance

390

Total (completions, commitments & windfall)

1,946

2.47 The residual Housing Target as of 31 March 2020 is 10,678 dwellings. The Council seeks
to meet as much of the identified need for housing as possible given the ecological,
environmental and policy constraints.
2.48 Over the Plan period 2018-2038, significant levels of housing, employment and retail
development will be planned for alongside supporting infrastructure and
environmental protection and enhancement comprising:
•

8,973 additional homes

•

Pitches for Gypsies, Travellers and Travelling Showpeople

•

A minimum of 5.5ha of land for employment use

•

Approximately 2,400-3,100sqm convenience retail floorspace

•

Approximately 1,900-2,600sqm comparison retail floorspace and 730sqm
floorspace for restaurants, cafes and bars

•

Extension to Warner Bros. Studios at Leavesden

•

Associated Infrastructure

2.49 We will seek to maximise the delivery of housing within the built-up urban area
including through intensification and higher densities of development to make the
most efficient use of land, and making as much use as possible for previously developed
brownfield sites and underutilised land. However, it is not possible to achieve the levels
of new housing development which would be required to meet needs within the urban
area, and as such there will be a requirement to release Green Belt land in appropriate
locations to accommodate a proportion of development.”
Whilst the Council is seeking to plan for the local housing need figure as calculated by the
standard method, taking into consideration the environmental, ecological and policy constraints
of the District, the Regulation 18 Local Plan proposes 8,973 new dwellings which would meet
84% of the District’s Objectively Assessed Need (OAN) for housing.
D-6

An alternative was to plan for the full local housing need figure as calculated by the standard
method (630 dpa).
Based on this information, an assessment of 8,973 additional homes has been undertaken
against the SA framework of objectives and is included in Appendix E, with a summary being
provided in Section 6 of the Interim SA Report.
One other potential alternative may have been to plan to help meet any shortfalls in
neighbouring authorities, however Three Rivers’ neighbouring authorities in the Housing
Market Area have advised that they can meet their own needs so Three Rivers are not
considering a higher number to accommodate the needs of neighbouring authorities.
Assessments of the alternatives of 8,973 additional homes (as proposed in the Regulation 18
Local Plan) and 10,678 additional homes (to meet the full local housing need figure as calculated
by the standard method) are provided in Sub-Appendix D1 (10,678) and Appendix E (8,973) and
are summarised as follows:

Employment and Skills

Sustainable Prosperity

Housing

Community Cohesion

Sustainable Location

Health and Wellbeing

Landscape and Townscape

Historic Environment

Resource Efficiency

Soils

Air Quality

Climate Change

Flood Risk

Water

Biodiversity

SA Objectives

Policy/Theme
8,937 dwellings

 

?
-     ?   -  /





10,678 dwellings

 

?
-     ?   -  





The key difference between the two assessments relates to the housing objective (SA13).
For the alternative which would meet the full local housing need a significant positive score has
been assigned, whilst for the 8,973 dwelling alternative a mixed positive / negative score has
been assigned. Whilst making provision for nearly 9,000 new homes over the Local Plan period
would provide much needed new housing in the District it would only meet 84% of the District’s
Objectively Assessed Need (OAN) for housing which would have implications for the supply of
affordable housing.

D.1.3

Preferred Policy Option 1: Strategic Policy:
Sustainable Development

Overarching Policy on

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.4

Preferred Policy Option 2: Housing Mix and Type

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.5

Preferred Policy Option 3: Housing Density

The Council considered lower densities of development, this being a 35-50 DPH (dwellings per
hectare) threshold. However it was considered that applying a higher density target of 50+ DPH
in policy was preferable given the high housing need in Three Rivers and the NPPF’s emphasis
D-7

on ensuring that developments optimise the use of land. It was also considered that the higher
density target of 50+ DPH could assist in reducing pressure on greenfield sites. Whilst making
efficient use of land is recognised as important and hence the higher 50+ DPH target was
selected, the policy also includes a caveat stating that a lower density of development may be
appropriate with regard to a site and its context. This caveat within the policy was considered
reasonable given the need to protect the quality of the environment, particularly as some
development sites may fall within areas of special historic or landscape value.
In addition, at the Issues and Options stage the following option (Option 3) was considered in
relation to the distribution of housing growth, as follows:
“3.

Increase the density of development (taller buildings, smaller houses, smaller gardens)”

See Section D.1.1.1 for a summary of the SA findings for Option 3 at that stage.

D.1.6

Preferred Policy Option 4: Affordable Housing

At the Issues and Options stage, the following options were considered 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 homes) 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 SA undertaken to support the Issues and Options consultation are
summarised below. The full assessments can be found in the Issues and Options SA Working
Note (July 2017) which is available at the following weblink:
https://www.threerivers.gov.uk/egcl-page/new-local-plan
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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

4. % for individual types
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The Issues and Options SA Working Note summarised the findings of the assessment as follows:
“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.
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.”
The Preferred Policy Option for Affordable Housing in the Regulation 18 Local Plan does not set
a single threshold but instead is more complex, taking a similar approach to Option 4 at the
Issues and Options stage. The requirement proposed is for all new development resulting in a
net gain of one or more dwellings to be expected to contribute to the provision of affordable
housing through providing at least:
a)

40% of the total number of dwellings as affordable housing for rent (by net additional
unit), and
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b)

An additional 10% of the total number of dwellings as dwellings available for
affordable home ownership on developments delivering 10 or more dwellings, except
where an exemption applies under paragraph 64 of the NPPF.

The requirement that 40% of the total number of dwellings be available as affordable
housing for rent has been applied in the Preferred Policy Option due to the high need for
affordable housing for rent which was assessed in the Local Housing Needs Assessment
(LNHA) (2020). The need for affordable housing for rent is equivalent to 55% of the District’s
total housing requirement under the standard methodology166, and given the significant and
growing need for affordable housing, the LHNA recommends that seeking the maximum
amount of affordable housing for rent as is viably possible is justified. Subsequently, it was
considered that a 40% requirement for dwellings to be available as affordable housing for
rent was justified in terms of this high need and recognition that a higher percentage
requirement could potentially affect overall Local Plan viability and the viability of other
policies.
In addition to the 40% requirement for affordable homes for rent, a requirement for 10% of
dwellings to be available for affordable home ownership on major developments is included
in the Preferred Policy Option for Affordable Housing. This was considered the most
reasonable option given the analysis in the LNHA and due to the NPPF requirement for
policies to expect at least 10% of dwellings as available for affordable home ownership on
major developments. The analysis in the LNHA demonstrates that the most significant need
is for households who cannot afford anything in the market without subsidy and therefore it
was not considered reasonable to increase the 10% requirement without a basis to increase
provision of affordable home ownership above the NPPF’s baseline 10% figure, particularly
given that exceeding this baseline figure would reduce the supply of affordable homes for
rent.
The percentage requirements for affordable housing for rent and affordable home
ownership will be subject to a forthcoming Whole Plan Viability Assessment which will
consider whether the requirements maintain the viability of development. Changes to the
Preferred Policy Option for Affordable Housing may be necessary if the Whole Plan Viability
Assessment shows that the percentage requirements would adversely impact the viability of
development and as such be unreasonable to apply in policy.

D.1.7

Preferred Policy Option 5: Provision for Gypsies, Travellers and Travelling
Showpeople

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.8

Preferred Policy Option 6: Residential Design and Layout and Accessible
and Adaptable Buildings

A higher threshold of developments of more than 100 dwellings was considered for the
provision of accessible and adaptable dwellings and wheelchair user dwellings, however, given
the high need identified in the LNHA a threshold of 50 dwellings to be applied in policy was
considered to be required. This identified need was based on the following from the LNHA:

166

Table 37 of LNHA (2020)
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•

M4(2) – Accessible and Adaptable Dwellings: The LNHA projects an increase to the
population with a range of disabilities in Three Rivers and recommends that the
Councils should consider a starting point where all dwellings are M4(2) compliant.

•

M4(3) – Wheelchair User Dwellings: Combining current and projected need for
wheelchair user homes, the LNHA estimates a need for 430 homes up to 2036, which
is equivalent to approximately 4% of the overall housing requirement.

Assessment for the alternative thresholds for the provision of accessible and adaptable
dwellings and wheelchair user dwellings.

SA7 Resource efficiency

SA8 Historic environment

SA9 Landscape

SA10 Health and wellbeing

SA11 Sustainable locations

SA12 Community cohesion

-

-

-

-

-

-

-




-

-

SA15 Employment

SA6 Soils

-

SA14 Economy

SA5 Air quality

-

SA13 Housing

SA4 Climate change

100 dwelling threshold

SA3 Flood risk

50 dwelling threshold

SA2 Water

Option

SA1 Biodiversity

SA Objectives



-

-



The assessment has identified that for 13 of the 15 SA objectives there are no predicted effects
resulting from the inclusion of thresholds for the provision of accessible and adaptable dwellings
and wheelchair user dwellings.
The findings of the assessment for the remaining two SA Objectives are as follows.
SA10 Health and Wellbeing:
•

50 dwelling threshold:  Inclusion of the 50 dwelling threshold would require a
relatively high level of new development to take into account health and access issues.

•

100 dwelling threshold:  Inclusion of the threshold would require a moderate level of
new development to take into account health and access issues.

SA13 Housing
•

50 dwelling threshold:  Based on the potential allocations in Part 2 of the Regulation
18 Local Plan, the requirement for developments of 50 or more dwellings to provide 10%
of new homes meeting M4(2) standard and 10% meeting M4(3) standard would provide
approximately 817 accessible and adaptable dwellings to contribute to meeting the
M4(2) need identified in the Local Housing Needs Assessment (LNHA) and
approximately 95% of M4(3) need. Minor positive effects against SA13 have therefore
been identified.

•

100 dwelling threshold:  Based on the potential allocations in Part 2 of the Regulation
18 Local Plan, the requirement for developments of 50 or more dwellings to provide 10%
of new homes meeting M4(2) standard and 10% meeting M4(3) standard would provide
approximately 760 accessible and adaptable dwellings to contribute to meeting the
M4(2) need identified in the Local Housing Needs Assessment (LNHA) and
approximately 89% of M4(3) need. Minor positive effects against SA13 have therefore
been identified.
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D.1.9

Preferred Policy Option 7: Employment and Economic Development

At the Issues and Options stage, the following options were considered 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 SA undertaken to support the Issues and Options consultation are
summarised below. The full assessments can be found in the Issues and Options SA Working
Note (July 2017) which is available at the following weblink:
https://www.threerivers.gov.uk/egcl-page/new-local-plan
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Option

The Issues and Options SA Working Note summarised the findings of the assessment as follows:
“As with the other spatial options considered as part of the Issues and Options consultation the
assessment of the employment options was 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.
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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.”
The Preferred Policy Option goes beyond the proposed requirements in these options by
supporting the delivery of at least 5.5ha of B-class employment space and associated sui-generis
uses with focus given to industrial and warehouse uses with priority given to proposals in
allocated employment sites and those within the most sustainable locations such as town
centres and areas served by sustainable transport.
This approach has been informed by the South West Herts Economic Study (2019), which was
undertaken after the Issues and Options consultation and which therefore provides a new
evidence base to inform the detailed requirements for land or floorspace for economic
development over the plan period.
The assessment of the Preferred Policy Option is provided in Appendix E, with a summary being
provided in Section 6 of the Interim SA Report.

D.1.10

Preferred Policy Option 8: Warner Bros. Studios at Leavesden

Land adjacent to the existing Leavesden Studios allocation site was considered both for the
expansion of Warner Bros. Studios and for housing.
The SA assessed each option against the SA framework of objectives, with the findings shown
below, along with explanatory comments. These assessments can also be found in Appendix F
(employment use) and Appendix G (housing use).

SA3 Flood risk

SA4 Climate change

SA5 Air quality

SA6 Soils

SA7 Resources

SA8 Historic envt.

SA9 Landscape

SA10 Health

SA11 Sust. locations

SA12 Communities

SA13 Housing

Site Ref:
CFS28 Land at
Gypsy Lane,
Hunton Bridge
Leavesden
Studios
expansion

SA2 Water

Site Location

SA1 Biodiversity

SA Objective



−

−



−



−

−



−



−

-

 

 Development of this greenfield site, which is adjacent to two wildlife sites, would have adverse
effects on biodiversity (SA1), would result in the loss of agricultural land (SA6) and affect local
landscape (SA9).
 The site is proposed for extension of the existing Leavesden Studios and is in a relatively
sustainable location (SA4 & SA11).
 Development of this site would allow expansion into this area of Leavesden Studios which
is of importance to the local and national economy as an employer and a visitor site.
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SA15 Employment

Employment Use - Leavesden Studios expansion

SA14 Economy

▪

Development would contribute to the growth of the creative industry in this area (SA14 and
SA15).

D.1.10.1

Residential Use

SA3 Flood risk
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SA5 Air quality

SA6 Soils

SA7 Resources

SA8 Historic envt.

SA9 Landscape

SA10 Health
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SA14 Economy
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Site Ref: CFS28
Land at Gypsy
Lane, Hunton
Bridge
Residential
Use

SA2 Water
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−

−



−



−

−



−



−







 Development of this site for residential use would prevent future expansion into this area
of the locally and nationally important Leavesden Studios. There is currently no other suitable
land of this scale around Leavesden Studios where the expansion could otherwise take place. A
significant effect has therefore been identified (SA14 and SA15).
 Development of this greenfield site, which is adjacent to two wildlife sites, would have adverse
effects on biodiversity (SA1), would result in the loss of agricultural land (SA6) and would affect
the local landscape (SA9).
 The site is in close proximity to local facilities and services including a bus stop (SA4 & SA11).
Development would include new open space and play space (SA10 & SA12) and would deliver
230-310 new dwellings (SA13).
The use as an employment site, through the expansion of Warner Bros. Studios, was chosen as
the preferred option in order not to compromise the ability of Warner Bros. Studios to
contribute to the local and national economy, both as a local employer and as a centre to
contribute to the economic growth of the District over the Local Plan period. The Council
consider that it is essential that land is allocated to allow the expansion of the studios and that
a policy is in place to ensure that the land is safeguarded for that use.

D.1.11

Preferred Policy Option 9: Retail and Leisure

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.12

Preferred Policy Option 10: Social and Community Facilities

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.13

Preferred Policy Option 11: Health and Wellbeing

The alternative option considered was not to set out a policy for Health and Wellbeing. However,
that option was not considered to be reasonable given that at a local level Hertfordshire Public
Health had commissioned the Town and Country Planning Association (TCPA) to support the
inclusion for Health and Wellbeing policies in Local Plans across the county.
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The work commissioned by the TCPA report (on behalf of Hertfordshire Public Health) provided
a report evidencing health inequalities for Three Rivers and subsequently made three main
recommendations. It was considered that the first and second recommendations were already
met through other Local Plan policies/strategic objectives. However, the third recommendation
(to include a policy requirement for Health Impact Assessments for 100+ unit developments and
some forms of non-residential developments) was not accounted for by other Local Plan policies.
Given the TCPA’s evidence of health inequalities in Three Rivers and subsequent
recommendation, it would not have been reasonable to not include a Health and Wellbeing
Policy requirement for Heath Impact Assessments on 100+ unit developments.

D.1.14

Preferred Policy Option 12: Carbon Dioxide Emissions and On-site
Renewable Energy

A higher percentage of carbon emission reductions was considered as well as a requirement for
all new dwellings to be zero carbon. As national planning policy does not allow Three Rivers
District Council to do this in their Local Plan it was not considered to be a reasonable alternative,
and instead the Council is seeking the maximum reduction in carbon emissions that are currently
allowed under national planning policy.

D.1.15

Preferred Policy Option 13: Adapting to Climate Change and Sustainable
Construction

Higher targets for water efficiency standards were considered but as national planning policy
does not allow Three Rivers District Council to do this in their Local Plan it was not considered
to be a reasonable alternative. Instead the Council is seeking the maximum reduction currently
allowed under national planning policy.

D.1.16

Preferred Policy Option 14: Renewable and Low Carbon Energy
Developments

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.17

Preferred Policy Option 15: Flood Risk and Water Resources

The potential alternative option to rely on National Planning Policy alone was not considered to
be a realistic alternative as national policy requires that Local Plans should contain flood risk
policies which are supported by a strategic Flood Risk Assessment.
At the Issues and Options stage, under the topic of ‘Sustainability and Climate Change’ two
options were considered in relation to flood risk (see Options 1 and 2 below). The third option
does not relate to flood risk but has been retained here for consistency with the information
provided in the SA Working Note for the Issues and Options:
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
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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 SA undertaken to support the Issues and Options consultation are
summarised below. The full assessments can be found in the Issues and Options SA Working
Note (July 2017) which is available at the following weblink:
https://www.threerivers.gov.uk/egcl-page/new-local-plan
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3. Locations
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which

SA10 Health and wellbeing

Option

SA1 Biodiversity

SA Objectives

The Issues and Options SA Working Note summarised the findings of the assessment as follows:
“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.
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’
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(SA11) as the option would help to improve air quality, enable active travel modes and improve
the vibrancy and vitality of settlements.”

D.1.18

Preferred Policy Option 16: Green Belt

The alternative option to rely on National Planning Policy alone, rather than have a policy on
Green Belt, was considered. However, this option was not considered appropriate due to the
need to provide further clarification and guidance on specific types of developments, such as
agricultural and forestry dwellings and extensions and alterations to buildings. The Preferred
Policy Option for Green Belt Policy provides further information/guidance on these specific
types of development (including a functional test for agricultural and forestry dwellings at
Appendix 1 of the Regulation 18 Part 1 document). It was not considered that national policy
provided enough detail on these matters, which is why the option to rely on national policy was
not taken forward.

D.1.19

Preferred Policy Option 17: Ground Conditions, Contamination and
Pollution

The alternative option to rely on National Planning Policy alone was not considered to be a
realistic alternative as national policy requires that Local Plan policies should contribute to and
enhance the natural environment which includes consideration for pollution, land instability and
contamination.

D.1.20

Preferred Policy Option 18: Waste Management and Recycling

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.21

Preferred Policy Option 19: Green and Blue Infrastructure

The Council considered that there were no other reasonable alternatives to the preferred policy
approach.

D.1.22

Preferred Policy Option 20: Landscape Character

The alternative option to rely on national planning policy was not considered to be a reasonable
alternative given the importance of the landscape and the importance of the Chilterns Area of
Outstanding Natural Beauty.

D.1.23

Preferred Policy Option 21: Biodiversity, Trees, Woodlands and
Landscaping

There were no alternatives considered appropriate as national policy requires that the planning
system should contribute to and enhance the natural and local environment by minimising
impacts on biodiversity and providing net gains in biodiversity where possible as well as
promoting the conservation, restoration and enhancement of priority habitats and that
appropriate weight should be attached to designated sites of international, national and local
importance, protected species and to biodiversity and geological interests in the wider
environment.
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D.1.24

Preferred Policy Option 22: Open Space, Play Space, Sport and Recreation

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.25

Preferred Policy Option 23: Local Distinctiveness and Place Shaping

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.26

Preferred Policy Option 24: Advertisements

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.27

Preferred Policy Option 25: Heritage and the Historic Environment

No alternatives were considered, as the National Planning Policy Framework requires local
planning authorities to set out within their Local Plan a positive strategy for the conservation
and enjoyment of the historic environment and the Council has a duty to conserve and enhance
the significance, character and appearance of the district's historic environment when carrying
out its statutory functions and through the planning system.

D.1.28

Preferred Policy Option 26: Sustainable Transport and Travel

At the Issues and Options stage, the following options were considered 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 SA undertaken to support the Issues and Options consultation are
summarised below. The full assessments can be found in the Issues and Options SA Working
Note (July 2017) which is available at the following weblink:
https://www.threerivers.gov.uk/egcl-page/new-local-plan
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The Issues and Options SA Working Note summarised the findings of the assessment as follows:
“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.
In addition to these options a further option with a relationship to transport was considered at
the Issues and Options stage under the topic of ‘Sustainability and Climate Change’. [See
Option 3 in Section D.1.17 above (“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.”)].”
The Preferred Policy Option takes forward elements from all four of these options, including
amongst others: requirements for the integration of sustainable transport measures as part of
new developments; enhancement of the walking and cycling networks and their integration
within the wider network of transport routes; provision and improvement of public transport
access and transport infrastructure either through direct schemes and/or funded through
developer contributions. This will support the proposed Spatial Strategy, which seeks to direct
development to the areas with greatest access to public transport, services and facilities.

D.1.29

Preferred Policy Option 27: Parking

An alternative option was considered to keep the existing parking standards that allow for more
parking. However, that option was not taken forward as the existing parking standards do not
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reflect the latest data on car ownership from the 2011 census, on which the standards in the
Preferred Policy Option for Parking are based.
In addition, the option to retain existing parking standards was not taken forwards due to a
recognised need for parking management in order to help influence travel demand and modes
of travel; HCC’s Local Transport Plan identifies the use of parking management as one of the
methods in achieving a modal shift away from car usage. It was considered that allowing for less
parking in new developments would help in encouraging sustainable transport use and reducing
car use. This is particularly relevant to the sustainability zones which have been included in the
preferred parking standards; in the sustainability zones, parking provision can be adjusted
downwards from the standards, with the intention of further encouraging sustainable transport
choices in the sustainability zones.

D.1.30

Preferred Policy Option 28: Deliveries, Servicing and Construction

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.31

Preferred Policy Option 29: Waterways

The Council considered that there were no reasonable alternatives in relation to this policy.

D.1.32

Preferred Policy Option 30: Broadband and Electronic Communications

The Council considered that there were no reasonable alternatives in relation to this policy.

D.2

Regulation 18 Local Plan Part 2: Sites for Potential Allocation

During the development of the Regulation 18 Local Plan a large number of site options have
been assessed for their suitability for inclusion in the Local Plan. This work has been undertaken
as part of the Strategic Housing & Employment Land Availability Assessment (SHELAA), the sites
having been identified through a range of sources.
Sites of less than 5 dwellings were not considered by the Council to be reasonable alternatives
for allocation in the Local Plan and have therefore not been subject to SA.
In October 2018 the Council undertook a consultation on the potential sites which had been
identified and assessed. The consultation was supported by a Sustainability Appraisal Working
Note, this assessing each site against the framework of SA objectives. Following this consultation
a further 27 sites were submitted to the Council and these were also subject to SA (in 2019).
In 2020 further sites, or variants on previously considered sites, were identified and assessed.
The assessments for all the sites considered between 2018-2020 are included in this Interim SA
Report as follows:
•

Appendix F includes the assessments for all the SHELAA sites which are proposed for
inclusion in the Local Plan;

•

Appendix G includes the assessments for the SHELAA sites which are not being taken
forward, as well as the Out of Settlement (OOS) sites which were considered in the Edge
of Settlement & New Settlement Scoping Study (see Section D.1.1.2 above).

The reasons for including certain sites within the Regulation 18 Local Plan consultation ahead of
others is a result of weighing up the Local Plan evidence base, the Sustainability Appraisal and
the level of Green Belt harm as assessed in the Stage 2 Green Belt Review.
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Further details for each site are provided in the SHELAA which can be accessed via the following
weblink:
https://www.threerivers.gov.uk/egcl-page/new-local-plan-evidence-base
NB: for some sites now proposed for allocation in the Local Plan there have been some changes
to the site boundary, when compared with the boundaries shown in the SHELAA.
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Appendix D
Sub-Appendix D1
Assessment based on meeting the full identified housing need (10,678 dwellings over the Plan period)
Assessment of Effect

Making provision for over 10,000 new homes over the Local Plan period has the potential to result in adverse
effects on biodiversity. These effects will be dependent on the location and biodiversity characteristics of the
sites to be developed – although it should be noted that new development would be required to deliver a netgain in biodiversity. Also, once the new houses are occupied there will be increased pressure on the natural
environment associated with recreational activities of new residents, as well as impacts from increased numbers
of domestic pets.

In long
term

Biodiversity

In medium
term

1

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

P

L







P

L







In addition, there could be some adverse secondary effects on biodiversity as a result of increased pressure on
water resources that would result from additional dwellings in the District, when considered alongside new
developments in neighbouring local authorities.
2

Water

Providing for over 10,000 new homes in the Local Plan period would increase this pressure on water resources.
The effect is likely to become more significant over time as more dwellings are built and risk of periodic water
shortages increases.
New development could also result in the pollution of water courses both during construction and when
developments are occupied, as well as affecting groundwater resources, particularly if the development is in a
Source Protection Zone (SPZ). New development increases the potential for water pollution, associated with
increased run-off from impermeable surfaces and the potential for sewer flooding in high rainfall events. The
likelihood and level of such effects will be dependent on the specific development locations and on the
actions/mitigations implemented in the development.

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

Making provision for over 10,000 new homes over the Local Plan period would inevitably result in an increase in
greenhouse gas emissions from energy used in the construction and occupation of new housing / employment
uses and the associated activities including increases in traffic.

P

N
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

5

Air Quality

Making provision for over 10,000 new homes over the Local Plan period would inevitably contribute to
background emissions through an increase in the number of vehicles on the road.

P

L







6

Soils

Making provision for over 10,000 new homes over the Local Plan period would inevitably require development
on greenfield sites – with associated adverse effects on soils.

P

L







7

Resource
efficiency

The level of new housing development proposed would result in adverse effects against this objective due the
high level of resource use and waste generation associated with the new developments.

P

L







8

Historic
Environment

The housing and employment development proposed for the Local Plan could have adverse effects on known or
undiscovered heritage assets. Effects will however be dependent on the specific sites taken forward for
development and the design of new developments.

-

-

?

?

?

Landscape/
Townscape

Making provision for over 10,000 new homes over the Local Plan period would inevitably result in effects on the
local landscapes and townscapes in those areas where new development takes place. The effects against this
objective will be dependent on how the growth is delivered in terms of design, scale and location of the new
developments. Development could also have the potential to result in adverse effects on the wider landscapes,
such as the setting of the Chilterns AONB.

P

L







Health and
Wellbeing

Making provision for over 10,000 new homes over the Local Plan period would help to meet the housing needs
of the local population and reduce issues of overcrowding and stress related to any inadequacy of housing
provision.

P

L







11

Sustainable
Locations

No predicted effects.

-

-

-

-

-

12

Community
cohesion

Making provision for over 10,000 new homes over the Local Plan period could result in a cumulative impact by
adding pressure on community infrastructure across the District. Conversely, the 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. Effects will vary between area and will also depend on the levels of new infrastructure provided as part
of new developments.

-

-

?

?

?

The provision for over 10,000 new homes will support the objective to reduce inequalities by meeting the
District’s Objectively Assessed Need (OAN) for housing.

P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

9

10
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Assessment of Effect

Making provision over 10,000 new homes over the Local Plan period would meet the District’s Objectively
Assessed Need (OAN) for housing and therefore significant positive effects have been identified against this
objective.

14

Sustainable
prosperity

Providing new homes will support the economy by providing necessary dwellings for local workers.

15

Employment and The level of housing growth proposed should help to enable people to remain living in the area and therefore
skills
have improved access to newly created employment opportunities.
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In long
term

Housing

In medium
term

13

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

P

L







P

L







P

L
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Appendix E

Assessment of Regulation 18 Local Plan Part 1

Potential Housing Distribution (as indicated in paragraph 2.49 of the Part 1 Local Plan)
Assessment of Effect

Scale

In short
term

In medium
term

In long
term

The aim to maximise the delivery of housing within the built-up urban area including through intensification and
higher densities of development to make the most efficient use of land, and making as much use as possible for
previously developed brownfield sites and underutilised land will help to limit the amount of greenfield land
required for new development and thereby reduce potential effects on biodiversity – although it should be
noted that some previously developed land can have a high value for biodiversity.

P

L







Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

1

Biodiversity

Significance of Effects

Permanence

SA Objective

Nature of Effect

2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

The aim to maximise the delivery of housing within the built-up urban area should help to reduce the need to
travel and reduce the average distances travelled to access facilities. This should have a positive effect on
reducing the growth of greenhouse gas (GHG) emissions from transport.

P

N







The aim to maximise the delivery of housing within the built-up urban area should help to reduce the need to
travel and reduce the average distances travelled to access facilities. This should have a positive effect on
reducing the growth of airborne emissions from transport.

P

L







The aim to maximise the delivery of housing within the built-up urban area including through intensification and
higher densities of development to make the most efficient use of land, and making as much use as possible for
previously developed brownfield sites will help to limit the level of soil sealing and degradation resulting from
new development.

P

L







-

-

-

-

-

-

-

-

-

-

5

6

Air Quality

Soils

7

Resource
efficiency

No predicted effects.

8

Historic
Environment

No predicted effects.
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

9

Landscape/
Townscape

The aim to maximise the delivery of housing within the built-up urban area will help to limit the amount of
greenfield land required for new development and thereby reduce potential effects on local landscapes.

P

L







10

Health and
Wellbeing

The aim to maximise the delivery of housing within the built-up urban area should help to provide opportunities
for physical activity by providing walkable and cycleable neighbourhoods. This would help to encourage
healthier lifestyles.

P

L







11

Sustainable
Locations

The aim to maximise the delivery of housing within the built-up urban area should reduce the need to travel, as
a larger proportion of residents would be closer to key services and facilities.

P

L







12

Community
cohesion

The aim to maximise the delivery of housing within the built-up urban area, should help to improve access to
facilities and services, particularly for those without access to a private car.

P

L







13

Housing

No predicted effects.

-

-

-

-

-

14

Sustainable
prosperity

Maximising the delivery of housing within the built-up urban area is likely to mean that there will be an increase
in future residents using businesses in the District’s urban centres, as opposed to travelling outside the District
from more remote housing locations, thereby supporting the local economy. This could help support
regeneration in urban areas.

P

L







P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

15

Employment and Maximising the delivery of housing within the built-up urban area could help to improve access to employment
skills
opportunities.
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Housing Growth Level in Regulation 18 Local Plan (8,973 additional homes over the Plan period)
Assessment of Effect

Making provision for nearly 9,000 new homes over the Local Plan period has the potential to result in adverse
effects on biodiversity. These effects will be dependent on the location and biodiversity characteristics of the
sites to be developed – although it should be noted that new development would be required to deliver a netgain in biodiversity. Also, once the new houses are occupied there will be increased pressure on the natural
environment associated with recreational activities of new residents, as well as impacts from increased numbers
of domestic pets.

In long
term

Biodiversity

In medium
term

1

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

P

L







P

L







In addition, there could be some adverse secondary effects on biodiversity as a result of increased pressure on
water resources that would result from additional dwellings in the District, when considered alongside new
developments in neighbouring local authorities.
2

Water

Providing for nearly 9,000 new homes in the Local Plan period would increase this pressure on water resources.
The effect is likely to become more significant over time as more dwellings are built and risk of periodic water
shortages increases.
New development could also result in the pollution of water courses both during construction and when
developments are occupied, as well as affecting groundwater resources, particularly if the development is in a
Source Protection Zone (SPZ). New development increases the potential for water pollution, associated with
increased run-off from impermeable surfaces and the potential for sewer flooding in high rainfall events. The
likelihood and level of such effects will be dependent on the specific development locations and on the
actions/mitigations implemented in the development.

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

Making provision for nearly 9,000 new homes over the Local Plan period would inevitably result in an increase in
greenhouse gas emissions from energy used in the construction and occupation of new housing / employment
uses and the associated activities including increases in traffic.

P

N







Making provision for nearly 9,000 new homes over the Local Plan period would inevitably contribute to
background emissions through an increase in the number of vehicles on the road.

P

L







5

Air Quality
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

6

Soils

Making provision for nearly 9,000 new homes over the Local Plan period would inevitably require development
on greenfield sites – with associated adverse effects on soils.

P

L







7

Resource
efficiency

The level of new housing development proposed would result in adverse effects against this objective due the
high level of resource use and waste generation associated with the new developments.

P

L







8

Historic
Environment

The housing and employment development proposed for the Local Plan could have adverse effects on known or
undiscovered heritage assets. Effects will however be dependent on the specific sites taken forward for
development and the design of new developments.

-

-

?

?

?

Landscape/
Townscape

Making provision for nearly 9,000 new homes over the Local Plan period would inevitably result in effects on the
local landscapes and townscapes in those areas where new development takes place. The effects against this
objective will be dependent on how the growth is delivered in terms of design, scale and location of the new
developments. Development could also have the potential to result in adverse effects on the wider landscapes,
such as the setting of the Chilterns AONB.

P

L







Health and
Wellbeing

Making provision for nearly 9,000 new homes over the Local Plan period would help to meet the housing needs
of the local population and reduce issues of overcrowding and stress related to any inadequacy of housing
provision.

P

L







11

Sustainable
Locations

No predicted effects.

-

-

-

-

-

12

Community
cohesion

Making provision for nearly 9,000 new homes over the Local Plan period could result in a cumulative impact by
adding pressure on community infrastructure across the District. Conversely, the 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. Effects will vary between area and will also depend on the levels of new infrastructure provided as part
of new developments.

-

-

?

?

?

The provision for nearly 9,000 new homes will help to support the objective to reduce inequalities by providing
affordable housing across the District, although the positive effect will not be as great as it would be if the
District’s Objectively Assessed Need (OAN) were to be met.

P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

9

10
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Assessment of Effect

Housing

14

Sustainable
prosperity

15

Employment and The level of housing growth proposed should help to enable people to remain living in the area and therefore
skills
have improved access to newly created employment opportunities.

Providing new homes will support the economy by providing necessary dwellings for local workers.

E-5

In long
term

13

In medium
term

Whilst making provision for nearly 9,000 new homes over the Local Plan period would provide much needed
new housing in the District it would only meet 84% of the District’s Objectively Assessed Need (OAN) for housing
which would have implications for the supply of affordable housing. A mixed positive / negative ‘score’ has
therefore been identified.

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

P

L

/

/

/

P

L







P

L
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Sustainable Development
Preferred Policy Option 1
Strategic Policy: Overarching Policy on Sustainable Development

Assessment of Effect

Scale

In short
term

In medium
term

In long
term

Whilst the policy would enable development which could have site specific adverse effects on biodiversity, the
policy requires that developments take in to account the need to protect the natural environment and improve
the diversity of wildlife and habitats.

P

L







Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

1

Biodiversity

Significance of Effects

Permanence

SA Objective

Nature of Effect

2

Water

Whilst the policy would enable development which could increase pressure on water resources, infrastructure
will be provided to support waste-water management.

P

L







3

Flood risk

Development in areas at risk of flooding will be avoided and flood risk will be managed by sustainable drainage
systems.

P

L







4

Climate Change

Whilst the policy would enable development which would contribute to an increase in greenhouse gas
emissions, the policy promotes renewable energy systems and the use of sustainable building materials. New
green infrastructure should promote sustainable transport modes and reduce reliance on the car, thereby
reducing the growth in greenhouse gas emissions.

P

N







Whilst the policy would enable development which would increase the amount of traffic and contribute to an
increase in vehicle-based emissions, new green infrastructure should promote sustainable transport modes and
reduce reliance on the car, thereby reducing the growth in airborne emissions. Risk of air pollution will be
managed and reduced.

P

L







5

Air Quality

6

Soils

Whilst the policy would enable development which could have site specific effects on soil resources,
developments on previously developed land will be prioritised.

P

L







7

Resource
efficiency

Whilst the policy would enable development which would increase pressure on natural resources, the policy
aims to reduce the quantity of waste going to landfill by reducing materials used and reusing or recycling
building materials where possible.

P

L
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

Historic
Environment

Whilst the policy would enable development which could have site specific impacts on heritage assets, the policy
requires the protection of historic environments and promotes buildings and spaces of high-quality design that
will maintain local distinctiveness.

P

L







9

Landscape/
Townscape

Whilst the policy would enable development which could impact the quality of the local landscape, the policy
promotes buildings and spaces of high-quality design that will maintain local distinctiveness.

P

L







10

Health and
Wellbeing

Provision of sustainable transport infrastructure with priority given to walking and cycling should encourage the
adoption of active travel modes, although the effect against this objective will be dependent on the type and
location of the facility and the behavioural change necessary to result in a take-up of active travel modes.

P

L







11

Sustainable
Locations

New developments will be located in sustainable locations and connected by sustainable transport
infrastructure.

P

L







12

Community
cohesion

The policy aims to build mixed communities by providing a mix of affordable, specialist and supported
accommodation in addition to a mix of tenures and types of housing. Community facilities will be protected and
enhanced, and new facilities will be provided.

P

L







P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

8

13

Housing

The policy requires the Council to take a positive approach toward the consideration of development proposals
which will include housing development. In addition, the policy requires that all development must take in to
account the need to build mixed communities by providing a mix of affordable, specialist and supported
accommodation in addition to a mix of tenures and types of housing.

14

Sustainable
prosperity

The policy aims to maintain high levels of employment by providing training opportunities, business support and
attracting jobs. The vitality and viability of settlements in the District will be sustained.

P

L







15

Employment and The policy aims to maintain high levels of employment by providing training opportunities, business support and
skills
attracting jobs.

P

L
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Sustainable Development
Preferred Policy Option 2: Housing Mix and Type
Preferred Policy Option 3: Housing Density
Preferred Policy Option 4: Affordable Housing

Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

No predicted effects.

-

-

-

-

-

2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

The Housing Density policy supports highest density housing at sites which are well served by public transport
and close to services and facilities, thereby reducing reliance on the car and reducing the growth in greenhouse
gas emissions.

P

N







The Housing Density policy supports highest density housing at sites which are well served by public transport
and close to services and facilities, thereby reducing reliance on the car and reducing the growth in airborne
emissions.

P

L







P

L







-

-

-

-

-

SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

5

Air Quality

6

Soils

The Housing Density policy advocates for making the most efficient use of land, without compromising the
quality of the environment, which would thereby protect soils.

7

Resource
efficiency

No predicted effects.

8

Historic
Environment

Developments will respect the character of the District. The Housing Density policy makes specific reference to
supporting developments of a lower density to protect an area with special historic or landscape value, which
would support this objective.

P

L







Landscape/
Townscape

Development on the Green Belt at rural exception sites will be supported to provide sufficient levels of
affordable housing, which would have a negative effect against this objective.

P

L







9
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

Health and
Wellbeing

The Housing Density policy supports highest density housing at sites which are well served by public transport
and close to services and facilities, which may encourage the adoption of active travel modes, although the
effect against this objective will be dependent on the type and location of the facility and the behavioural
change necessary to result in a take-up of active travel modes.

P

L

?

?

?

11

Sustainable
Locations

The Housing Density policy supports highest density housing at sites which are well served by public transport
and close to services and facilities.

P

L







12

Community
cohesion

The Housing Mix and Type Policy aims to build mixed communities by providing a mix of affordable, specialist
and supported accommodation in addition to a mix of tenures and types of housing, including a requirement for
10% of affordable housing to meet Building Regulations M4(3) standard (wheelchair user dwellings).

P

L







Housing in a range of types, styles, design and tenure mix will be provided to meet the needs of different
groups, including specialised and supported accommodation. Significant positive effects have been identified.

P

L







-

-

-

-

-

-

-

-

-

-

SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

10

13

Housing

14

Sustainable
prosperity

15

Employment and No predicted effects.
skills

No predicted effects.
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Sustainable Development
Preferred Policy Option 5: Provision for Gypsies, Travellers and Travelling Showpeople

Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

Allocating sites at locations that do not have recognised wildlife importance will support this objective, although
any new greenfield sites would be likely to have some biodiversity value.

P

L







2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

Avoiding areas at risk from flooding will have benefits against this objective.

P

L







4

Climate Change

No predicted effects.

-

-

-

-

-

5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

No predicted effects.

-

-

-

-

-

7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

Allocating sites at locations that do not have recognised heritage importance will support this objective.

P

L







9

Landscape/
Townscape

Allocating sites at locations that do not have recognised landscape importance will support this objective.

P

L







10

Health and
Wellbeing

No predicted effects.

-

-

-

-

-

11

Sustainable
Locations

Allocating sites at locations in or near to existing settlements with access by foot or public transport will support
this objective.

P

L







12

Community
cohesion

The allocated sites will provide adequate levels of privacy and will provide residential amenities so as not to
impact adjacent occupiers. On-site play facilities will be provided on site where required by policy.

P

L







13

Housing

Allocation of additional traveller sites and safeguarding of existing sites will ensure that the needs of the
travelling community are met.

P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence
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Assessment of Effect

15

Employment and No predicted effects.
skills

No predicted effects.

E-11

In long
term

Sustainable
prosperity

In medium
term

14

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

-

-

-

-

-

-

-

-

-

-
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Sustainable Development
Preferred Policy Option 6: Residential Design and Layout and Accessible and Adaptable Buildings

Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

No predicted effects.

-

-

-

-

-

2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

No predicted effects.

-

-

-

-

-

5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

No predicted effects.

-

-

-

-

-

7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

No predicted effects.

-

-

-

-

-

9

Landscape/
Townscape

Building and designing houses to a high quality will minimise the negative impact to the local townscape.
However, to make the most efficient use of land the policy recommends building taller buildings, which may
negatively impact the landscape. The impact against this objective is dependent on the sensitivity of the
landscape at specific sites.

-

-

?

?

?

10

Health and
Wellbeing

Positive effects have been identified as the policy would require new development to take into account health
and access issues.

P

L







11

Sustainable
Locations

No predicted effects.

-

-

-

-

-

12

Community
cohesion

Positive effects have been identified as the policy would require high quality design in new developments to
create local identity and encourage a sense of community pride.

P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence
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RPN5025

Assessment of Effect

Housing

14

Sustainable
prosperity

15

Employment and No predicted effects.
skills

No predicted effects.

E-13

In long
term

13

In medium
term

New residential developments and the subdivision of dwellings support the objective to provide housing
including affordable and accessible housing. The policy requires that 10% of new homes should be accessible
and adaptable dwellings and 10% of affordable housing should be wheelchair accessible on developments of
more than 50 dwellings. This would contribute towards meeting a relatively high level of the need for accessible
and adaptable homes (M4/2) and 95% of the need for wheelchair user homes (M4/3), as identified in the Local
Housing Needs Assessment.

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

P

L







-

-

-

-

-

-

-

-

-

-

RPN5025

Employment
Preferred Policy Option 7: Employment and Economic Development
Preferred Policy Option 8: Warner Bros. Studios at Leavesden

Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

Developing new employment sites could have an adverse effect on biodiversity however this will be dependent
on the biodiversity value of the site chosen.

-

-

?

?

?

2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

Activities relating to the new employment sites, e.g. transport, would result in some increases in GHG emissions.

P

N







5

Air Quality

Transport relating to the new employment sites, would result in some increases in airborne emissions.

P

L







6

Soils

By focusing growth at existing employment sites, it is likely that most development would be on previously
developed land, which supports this objective.

P

L







The expansion of Warner Bros Studios would result in the loss of soils.

P

L







7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

Making provision for 5.5ha of new employment space could have adverse effects on known or undiscovered
heritage assets. Effects will however be dependent on the specific sites taken forward for development.

-

-

?

?

?

9

Landscape/
Townscape

Making provision for 5.5ha of new employment space would inevitably result in some effects on the local
landscapes and townscapes in those areas where new development takes place. This could have the potential to
result in adverse effects on the local and wider landscapes.

-

-







10

Health and
Wellbeing

No predicted effects.

-

-

-

-

-

11

Sustainable
Locations

Priority is given to developments in sustainable locations, accessible by foot or public transport from existing
settlements.

P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence
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Assessment of Effect

Scale

In short
term

In medium
term

In long
term

-

-

-

-

-

No predicted effects.

-

-

-

-

-

By contributing to overall employment levels in a diverse range of jobs (including small, medium and large
businesses), in areas accessible to public transport and with mixed use development, the policy will help achieve
sustainable growth in the District. A significant positive effect has been identified.

P

L







P

L







Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

12

Community
cohesion

No predicted effects.

13

Housing

14

Sustainable
prosperity

15

Significance of Effects

Permanence

SA Objective

Nature of Effect

Employment and Existing employment sites in the District will be safeguarded and approximately 5.5ha of new employment space
skills
will be allocated. This policy will increase and protect a diverse range of employment opportunities within the
District.
Safeguarding land for Warner Bros Studios would contribute to the growth of the creative industry in the District
at a site which is of importance to the local and national economy.
A significant positive effect has been identified.
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Employment
Preferred Policy Option 9: Retail and Leisure

Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

No predicted effects.

-

-

-

-

-

2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

The retail hierarchy ensures that retail development is focused within settlements at accessible locations,
reducing the need to travel out of centre using cars, thereby reducing the growth in greenhouse gas emissions.

P

N







5

Air Quality

The retail hierarchy ensures that retail development is focused within settlements at accessible locations,
reducing the need to travel out of centre using cars, thereby reducing the growth in greenhouse gas emissions.

P

L







6

Soils

No predicted effects.

-

-

-

-

-

7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

The policy notes that retail units should be appropriate to the type and scale of development in relation to the
character of the local area.

P

L







9

Landscape/
Townscape

By locating development centrally, resisting out of town retail developments, landscape and townscape should
largely be protected. The policy notes that retail units should be appropriate to the type and scale of
development in relation to the character of the local area, which should benefit the local townscape.

P

L







Health and
Wellbeing

Locating development in accessible locations may encourage active travel, though the effect against this
objective will be dependent on the type and location of the facility and the behavioural change necessary to
result in a take-up of active travel modes.

-

-

?

?

?

Sustainable
Locations

The retail hierarchy ensures that retail development is focused within settlements at sustainable and accessible
locations, reducing the need to travel.

P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

10

11

E-16
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

12

Community
cohesion

Retaining and improving retail at neighbourhood and local centres will help meet the needs of residents and will
support the viability and vitality of these places.

P

L







13

Housing

No predicted effects.

-

-

-

-

-

14

Sustainable
prosperity

Through the protection and enhancement of town, district and local centres the policy will help to encourage
retail and associated development uses which are appropriate to the scale and function of these centres and
which will help to support the vitality of the local economy.

P

L







P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

Increased development in centrally located and accessible areas will allow the District to grow sustainably.
Increasing retail and leisure options within the settlements will help the viability and vitality of local centres.
15

Employment and Through the protection and enhancement of town, district and local centres the policy will help to retain existing
skills
jobs and provide new job opportunities. In addition, new retail and leisure developments will provide
employment opportunities within the District.
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Social and Community Facilities/Health and Wellbeing
Preferred Policy Option 10: Social and Community Facilities
Preferred Policy Option 11: Health and Wellbeing

Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

Provision of new open space and land for recreation will alleviate recreational pressure at sites with high
biodiversity value.

P

L







2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

No predicted effects.

-

-

-

-

-

5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

No predicted effects.

-

-

-

-

-

7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

No predicted effects.

-

-

-

-

-

9

Landscape/
Townscape

Provision of new open space, vegetation and landscaping will benefit the local landscape within the District.

P

L







10

Health and
Wellbeing

Protection of existing social facilities, alongside the provision of enhanced facilities, supports this objective by
supporting the wellbeing of residents. New open space, sport and recreation facilities and active travel
infrastructure will benefit residents’ health. A significant positive effect has been identified.

P

L







Sustainable
Locations

The policy states that new facilities must be located in accessible locations with sustainable travel connections.

P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

11
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

Community
cohesion

Protection of existing social, cultural and community facilities, alongside the provision of enhanced facilities,
supports this objective. Community Use Agreements will ensure all residents benefit from new social and
community facilities. A significant positive effect has been identified.

P

L







13

Housing

No predicted effects.

-

-

-

-

-

14

Sustainable
prosperity

No predicted effects.

-

-

-

-

-

15

Employment and No predicted effects.
skills

-

-

-

-

-

SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

12

E-19

RPN5025

Climate Change
Preferred Policy Option 12: Carbon Dioxide Emissions and On-site Renewable Energy
Preferred Policy Option 13: Adapting to Climate Change and Sustainable Construction
Preferred Policy Option 14: Renewable and Low Carbon Energy Developments
Preferred Policy Option 15: Flood Risk and Water Resources

Assessment of Effect

Scale

In short
term

In medium
term

In long
term

Developments will incorporate measures to enhance biodiversity value at sites including developments next to
watercourses. Review of applications for renewable energy developments will take in to account the impact on
local biodiversity before proposals are accepted.

P

L







Groundwater resources will be protected from pollution and enhanced where possible. The efficiency of water
resources by harvesting rainwater and greywater, installing water efficient appliances and efficient landscaping
will benefit this objective. A significant positive has been identified.

P

L







Development will be located away from the highest risk flood zone areas and away from main rivers and
watercourses. Flood risk assessments will be carried out against development in Flood Zone 2 or 3 and certain
developments in Flood Zone 1. Buildings will be designed to be resilient to flooding with appropriate mitigation
in place. A significant positive has been identified.

P

L







Through a combination of energy efficiency measures, incorporation of on-site low carbon and renewable
technologies, connection to a local, decentralized, renewable or low carbon energy supply, new developments
will produce 20% less carbon dioxide emissions than current Building Regulations requirements. Developments
will submit a sustainability statement demonstrating that sustainable design and construction methods have
been used. A significant positive effect has been identified.

P

N







Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

1

2

3

4

Biodiversity

Water

Flood risk

Climate Change

Significance of Effects

Permanence

SA Objective

Nature of Effect

5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

No predicted effects.

-

-

-

-

-

7

Resource
efficiency

Developments will make efficient use of building material resources and will incorporate recycled materials.

P

L
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

Historic
Environment

Review of applications for renewable energy developments will take in to account the impact on the local
historic environment before proposals are accepted. Minor positive effects have therefore been identified as the
policy will help to protect the historic environment from inappropriate development.

P

L







Landscape/
Townscape

Review of applications for renewable energy developments will take in to account the impact on local landscape
before proposals are accepted. Minor positive effects have therefore been identified as the policy will help to
protect local landscapes from inappropriate development.

P

L







10

Health and
Wellbeing

No predicted effects.

-

-

-

-

-

11

Sustainable
Locations

No predicted effects.

-

-

-

-

-

12

Community
cohesion

No predicted effects.

-

-

-

-

-

13

Housing

No predicted effects.

-

-

-

-

-

14

Sustainable
prosperity

No predicted effects.

-

-

-

-

-

15

Employment and No predicted effects.
skills

-

-

-

-

-

SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

8

9

E-21
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Green Belt
Preferred Policy Option 16: Green Belt

Assessment of Effect

In long
term

Biodiversity

In medium
term

1

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

P

L

?

?

?

Measures to enhance biodiversity in the Green Belt are supported in this policy.
The policy aims to utilise previously developed land as much as possible, however it is noted that some
previously developed land that has been released from the Green Belt may have high biodiversity value. The
effect against this objective is uncertain as it depends on the biodiversity value at specific sites – although it
should be noted that new development would be required to deliver a net-gain in biodiversity.

2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

No predicted effects.

-

-

-

-

-

5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

The policy aims to utilise previously developed land as much as possible.

P

L







7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

No predicted effects.

-

-

-

-

-

9

Landscape/
Townscape

Generally, development in the Green Belt will not be permitted unless very special circumstances exist. In the
case of replacing buildings in the Green Belt, consideration will be given to ensure openness and visual amenity
are not negatively impacted. Measures to enhance landscapes and visual amenity in the Green Belt are
supported in this policy.

P

L







The landscape quality at the sites released from the Green Belt depends on site specific landscape
characteristics and sensitivity, therefore the effect is unknown.
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

10

Health and
Wellbeing

Opportunities for outdoor sport and recreation in the Green Belt could improve the health and wellbeing of
residents. In addition, the policy supports improved public access to the Green Belt.

P

L







11

Sustainable
Locations

Residential developments in land removed from the Green Belt could result in people travelling further for work
and leisure purposes which could increase reliance on the car. The impact is dependent on a public transport
system being in place to connect new developments to the main settlements.

P

L

?

?

?

12

Community
cohesion

No predicted effects.

-

-

-

-

-

13

Housing

P

L







14

Sustainable
prosperity

-

-

-

-

-

15

Employment and No predicted effects.
skills

-

-

-

-

-

SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

Residential development to support agricultural and forestry workers may be permitted but only in the
circumstance that the needs of the enterprise are dependent on having dwellings located at, or very near to, the
site of work.
No predicted effects.
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Environment
Preferred Policy Option 17: Ground Conditions, Contamination and Pollution

Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

By minimising air, light, land and water pollution there should be less risk of pollution affecting wildlife.

P

L







2

Water

The policy notes that development must not contribute to unacceptable levels of water quality which would
adversely affect this objective.

P

L







3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

No predicted effects.

-

-

-

-

-

5

Air Quality

The policy notes that development must not contribute to unacceptable levels of air quality which would
adversely affect this objective. Under this policy development will need to minimise air pollution and location of
development may be influenced by potential future pollution arising from it. Development will also not be
permitted where it would adversely affect air quality in the District’s Air Quality Management Area. It therefore
significantly progresses the SA objective.

P

L







The policy notes that development must not contribute to unacceptable levels of soil quality which would
adversely affect this objective. Opportunities to remediate contaminated land and improve soil quality are
encouraged which will mean less demand for greenfield land for development.

P

L







-

-

-

-

-

-

-

-

-

-

SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

6

Soils

7

Resource
efficiency

No predicted effects.

8

Historic
Environment

No predicted effects.

9

Landscape/
Townscape

The policy notes that development must not contribute to unacceptable levels of light pollution, particularly in
the surrounding countryside, which would adversely affect this objective.

P

L







10

Health and
Wellbeing

Protection against unacceptable noise and vibration levels will benefit residents’ wellbeing. The policy requires
that development must not contribute to unacceptable levels of soil, air, water, light or noise pollution.
Reduction in various forms of pollution may have benefits for residents’ health and wellbeing.

P

L
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Assessment of Effect

No predicted effects.

12

Community
cohesion

No predicted effects.

13

Housing

No predicted effects.

14

Sustainable
prosperity

No predicted effects.

15

Employment and No predicted effects.
skills

E-25

In long
term

Sustainable
Locations

In medium
term

11

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

RPN5025

Environment
Preferred Policy Option 18: Waste Management and Recycling

Assessment of Effect

Biodiversity

No predicted effects.

-

-

-

-

-

2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

No predicted effects.

-

-

-

-

-

5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

Increased recycling and re-use will reduce demand for new or expanded landfill sites and reduce contamination
to soils.

P

L







7

Resource
efficiency

This policy directly benefits resource efficiency by encouraging and enabling re-use and recycling of materials
right from the point of construction, including using prefabricated materials and modular construction and
providing facilities to households to enable domestic recycling. A significant positive effect has been identified.

P

L







Historic
Environment
Landscape/
Townscape

No predicted effects.

-

-

-

-

-

P

L







Health and
Wellbeing
Sustainable
Locations

Ensuring residents have convenient access to waste collection at home and workplaces will support wellbeing .

P

L







-

-

-

-

-

Justification and Evidence

8
9
10
11

Integrating waste collection facilities into the design and layout of development will avoid adverse impacts on
the local townscape or landscape.

No predicted effects.
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In long term

Scale

1

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

In short term

Permanence

In medium term

Significance of Effects

Nature of Effect
SA Objective

RPN5025

Assessment of Effect

12

Community
cohesion

No predicted effects.

13

Housing

No predicted effects.

14

Sustainable
No predicted effects.
prosperity
Employment and No predicted effects.
skills

15

E-27

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

In long term

-

In short term

Scale

Justification and Evidence

Permanence

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

In medium term

Significance of Effects

Nature of Effect
SA Objective

RPN5025

Green infrastructure
Preferred Policy Option 19: Green and Blue Infrastructure

Assessment of Effect

Scale

In short
term

In medium
term

In long
term

Conserving and enhancing the Local Nature Reserves, Wildlife Sites, Sites of Special Scientific Interest and other
important habitats will be beneficial to biodiversity in the District. Significant positive effects have been
identified.

P

L







Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

1

Biodiversity

Significance of Effects

Permanence

SA Objective

Nature of Effect

2

Water

Conserving and enhancing the District’s rivers and the canal will bring benefits to water quality. Significant
positive effects have been identified.

P

L







3

Flood risk

The Green and Blue Infrastructure network seeks to minimise flood risk.

P

L







4

Climate Change

No predicted effects.

-

-

-

-

-

5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

No predicted effects.

-

-

-

-

-

7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

The policy seeks to conserve and enhance heritage assets.

P

L







9

Landscape/
Townscape

Conserving and enhancing the Chilterns AONB and other green spaces throughout the District will benefit the
landscape. The policy seeks to conserve and enhance landscape character.

P

L







10

Health and
Wellbeing

The provision of new green spaces and the protection and enhancement of public rights of way and sustainable
transport infrastructure to support active travel will have benefits against this objective. The policy requires a
buffer of 20 metres between Public Rights of Way and new development.

P

L







Sustainable
Locations

Improving sustainable transport infrastructure will reduce the need to travel by car and ensure new
developments are linked to existing facilities.

P

L







11

E-28
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Assessment of Effect

No predicted effects.

13

Housing

No predicted effects.

14

Sustainable
prosperity

No predicted effects.

15

Employment and No predicted effects.
skills

E-29

In long
term

Community
cohesion

In medium
term

12

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

RPN5025

Green infrastructure
Preferred Policy Option 20: Landscape Character

Assessment of Effect
Significance of Effects

Biodiversity

This policy ensures that the impact on wildlife will be considered in landscape regions before development takes
place.

P

L







2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

No predicted effects.

-

-

-

-

-

5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

Measures to protect and enhance the landscape may have indirect positive impacts in terms of protecting soil
resources.

P

L







7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

No predicted effects.

-

-

-

-

-

9

Landscape/
Townscape

There is a presumption against development within the Chilterns AONB. In the case of exceptional
circumstances, development will be allowed as long as it does not disrupt the landscape character, qualities and
natural features.

P

L







P

L







In medium
term

Justification and Evidence

In long term

1

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

In short term

Scale

Nature of Effect

Permanence

SA Objective

All developments are required to make a positive contribution to the surrounding landscape.
A significant positive effect has been identified.
10

Health and
Wellbeing

The policy supports proposals that enhance public access and recreation opportunities.
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Assessment of Effect

11

Sustainable
Locations

No predicted effects.

12

Community
cohesion

No predicted effects.

13

Housing

No predicted effects.

14

Sustainable
prosperity

No predicted effects.

15

Employment and No predicted effects.
skills

E-31

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

In long term

-

In medium
term

Justification and Evidence

In short term

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Scale

Significance of Effects

Nature of Effect

Permanence

SA Objective

RPN5025

Green infrastructure
Preferred Policy Option 21: Biodiversity, Trees, Woodlands and Landscaping

Assessment of Effect

1

Biodiversity

Development should result in a net gain of biodiversity. The policy states that Sites of Special Scientific Interest,
Local Wildlife Sites, Local Nature Reserves and sites in need of conservation will not be adversely affected by
development. In addition, developments must conserve, enhance or restore biodiversity.

L







In long term

P

In medium
term

Justification and Evidence

In short term

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Scale

Significance of Effects

Nature of Effect

Permanence

SA Objective

The retention and addition of trees, hedgerows and woodland at development sites supports this objective.
A significant positive effect has been identified.
2

Water

By protecting biodiversity there may be indirect positive impacts on water quality, for example by preventing
development in areas sensitive to water pollution.

P

L







3

Flood risk

By protecting biodiversity there may be indirect positive impacts on flood risk. For example, naturally draining
areas would be less of a flood risk than areas of hardstanding associated with development.

P

L







4

Climate Change

No predicted effects.

-

-

-

-

-

5

Air Quality

By protecting biodiversity there may be indirect positive impacts on air quality. For example, tree species and
natural environments can absorb more air pollution.

P

L







6

Soils

By protecting biodiversity there will also be directly positive impacts on soils. Soil resources will not be lost to
new development if wildlife sites are protected.

P

L







7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

No predicted effects.

-

-

-

-

-
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Assessment of Effect

9

Landscape/
Townscape

Retaining trees, woodland and hedgerows will have benefits for the local landscape. Proposals to enhance the
local landscape by planting new trees supports this objective.

10

Health and
Wellbeing

Protecting wildlife sites and green spaces will enable residents to use the areas for outdoor leisure activities.

11

Sustainable
Locations

No predicted effects.

12

Community
cohesion

No predicted effects.

13

Housing

No predicted effects.

14

Sustainable
prosperity

No predicted effects.

15

Employment and No predicted effects.
skills
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P

L







-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

In long term

P

In medium
term

Justification and Evidence

In short term

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Scale

Significance of Effects

Nature of Effect

Permanence

SA Objective

RPN5025

Green infrastructure
Preferred Policy Option 22: Open Space, Play Space, Sport and Recreation

Assessment of Effect
Significance of Effects

Biodiversity

No predicted effects.

-

-

-

-

-

2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

No predicted effects.

-

-

-

-

-

5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

No predicted effects.

-

-

-

-

-

7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

Provision of new open space will take in to account the need to protect local character which should be
beneficial to the historic environment.

P

L







9

Landscape/
Townscape

Design of open space will be done to a high standard with regard to the surroundings, so as to enhance local
landscape.

P

L







10

Health and
Wellbeing

The protection against loss of open space, play space and sport and recreation facilities and the addition of new
facilities will have significant positive effects for the health and wellbeing of residents.

P

L







11

Sustainable
Locations

No predicted effects.

-

-

-

-

-

12

Community
cohesion

The provision of new open space and play space at new developments would be beneficial to local communities.

P

L
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In medium
term

Justification and Evidence

In long term

1

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

In short term

Scale

Nature of Effect

Permanence

SA Objective

RPN5025

Assessment of Effect

13

Housing

No predicted effects.

14

Sustainable
prosperity

No predicted effects.

15

Employment and No predicted effects.
skills

E-35

-

-

-

-

-

-

-

-

-

-

-

-

-

-

In long term

-

In medium
term

Justification and Evidence

In short term

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Scale

Significance of Effects

Nature of Effect

Permanence

SA Objective

RPN5025

Design and Heritage
Preferred Policy Option 23: Local Distinctiveness and Place Shaping
Preferred Policy Option 24: Advertisements

Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

The policy references the protection of trees and hedgerows and the enhancement of biodiversity which
supports this objective.

P

L







2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

The policy requires that sustainable design be integral to any development and the design should take in to
account resilience to climate change, which will benefit this objective.

P

N







5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

No predicted effects.

-

-

-

-

-

7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

By ensuring that new developments are in keeping with local character, the historic environment of the District
is preserved. The design guidance pertaining to Conservation Areas ensures that these areas will not be
negatively affected. Limitations on advertisements which would disrupt local character further supports this
objective.

P

L







Landscape/
Townscape

The ambition to create an attractive public realm supports this objective. Design of new developments will take
in to account local landscape character. By encouraging attractive, high quality design and landscaping, the local
townscape will be enhanced. The policy ensures that landscape is an integral element of development design
and natural features will be retained where possible. Limitations on advertisements which would disrupt local
character further supports this objective. Significant positive effects are identified.

P

L







The policy requires design to support sustainable travel choices and maximise opportunities to encourage
walking and cycling, which could have benefits for health and wellbeing.

P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

9

10

Health and
Wellbeing
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

-

-

-

-

-

The policy incorporates measures to ensure safety and security which aim to reduce crime and anti-social
behaviour.

P

L







Housing

The policy supports high quality design of housing.

P

L







14

Sustainable
prosperity

No predicted effects.

-

-

-

-

-

15

Employment and No predicted effects.
skills

-

-

-

-

-

SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

11

Sustainable
Locations

No predicted effects.

12

Community
cohesion

13
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Design and Heritage
Preferred Policy Option 25: Heritage and Historic Environment

Assessment of Effect

In long term

In medium
term

In short term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Permanence

SA Objective

Significance of Effects

Nature of Effect

1

Biodiversity

The protection of trees and hedgerows, gardens and verges within Conservation Areas, which are likely to have
biodiversity value, supports this objective.

P

L







2

Water

No predicted effects.

-

-

-

-

-

3

Flood risk

No predicted effects.

-

-

-

-

-

4

Climate Change

The modification of historic buildings to reduce carbon emissions when they are redeveloped is supported by
this policy.

P

N







5

Air Quality

No predicted effects.

-

-

-

-

-

6

Soils

No predicted effects.

-

-

-

-

-

7

Resource
efficiency

No predicted effects.

-

-

-

-

-

8

Historic
Environment

This policy aims to protect and enhance all aspects of the historic environment in the District, including heritage
assets, listed or locally important buildings, conservation areas, historic parks and gardens and archaeological
assets. A significant positive effect has been identified.

P

L







Landscape/
Townscape

Preserving local character by protecting heritage assets and landscape features will have benefits for the local
townscape. The protection from unacceptable harm to historic parks and gardens further supports this
objective. A significant positive effect has been identified.

P

L







10

Health and
Wellbeing

No predicted effects.

-

-

-

-

-

11

Sustainable
Locations

No predicted effects.

-

-

-

-

-

9
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Assessment of Effect

12

Community
cohesion

No predicted effects.

13

Housing

14

Sustainable
prosperity

15

In long term

In medium
term

In short term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Permanence

SA Objective

Significance of Effects

Nature of Effect

-

-

-

-

-

No predicted effects.

-

-

-

-

-

Protecting the historic environment and parks and gardens will add vitality to the local area, making it a pleasant
place to work and live and may encourage visitors, which would support this objective through increased
spending in the local economy.

P

L







Employment and Protecting the historic environment and parks and gardens will add vitality to the local area, making it a pleasant
skills
place to work and live and may encourage visitors, which could increase local employment opportunities,
thereby supporting this objective.

P

L
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Transport and Connections
Preferred Policy Option 26: Sustainable Transport and Travel
Preferred Policy Option 27: Parking
Preferred Policy Option 28: Deliveries, Servicing and Construction
Preferred Policy Option 29: Waterways
Preferred Policy Option 30: Broadband and Electronic Communications
Assessment of Effect

Scale

In short
term

In medium
term

In long
term

Policy Option 29 requires that proposals for permanent moorings and marinas will only be permitted if they can
demonstrate that they would have no adverse effect on the nature conservation value of the canal or nearby
land.

P

L







The policy protects water infrastructure by limiting development in the vicinity of waterways, though by
encouraging the displacement of some road freight to canals in the District, the waterways may be negatively
impacted by increased use. The impact is uncertain.

P

L

?

?

?

Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

1

2

Biodiversity

Water

Significance of Effects

Permanence

SA Objective

Nature of Effect

3

Flood risk

Policy Option 29 requires that proposals for permanent moorings and marinas will only be permitted if they can
demonstrate that they would not increase flood risk.

P

L







4

Climate Change

Promotion of sustainable modes of transport will reduce reliance on the car and contribute to a reduction in
greenhouse gas emissions. Displacing road freight to railways and canals supports this objective. The provision
of a car club and infrastructure to support electric vehicles will be beneficial in minimising greenhouse gas
emissions when journeys are made by car. Delivery and Servicing Plans will aid in minimising the emissions
generated by commercial vehicles. Significant positive effects have been identified.

P

N







Promotion of sustainable modes of transport will reduce reliance on the car and contribute to a reduction in
airborne emissions. Displacing road freight to railways and canals will further support this objective, at a regional
level. The provision of a car club and infrastructure to support electric vehicles will be beneficial in minimising
airborne emissions when journeys are made by car. Delivery and Servicing Plans will aid in minimising the
emissions generated by commercial vehicles. Significant positive effects have been identified.

P

L/R







5

Air Quality
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

-

-

-

-

-

-

-

-

-

-

Consideration is given to the local character when allocating areas for parking and installing communications
infrastructure for communications, meaning the negative impacts are minimised. Policy Option 29 requires that
proposals for permanent moorings and marinas will only be permitted if they can demonstrate that they would
cause no harm to the historic or visual character of the canal.

P

L







Landscape/
Townscape

Consideration is given to the local character when allocating areas for parking and installing communications
infrastructure for communications, meaning the negative impacts are minimised. Policy Option 29 requires that
proposals for permanent moorings and marinas will only be permitted if they can demonstrate that they would
cause no harm to the historic or visual character of the canal.

P

L







10

Health and
Wellbeing

Reduced vehicle emissions will have health benefits for residents. Prioritising pedestrians and cyclists will
encourage the adoption of active modes of travel which supports this objective.

P

L







11

Sustainable
Locations

Improving provision of public transport and sustainable travel infrastructure will make developments in the
District more accessible.

P

L







12

Community
cohesion

No predicted effects.

-

-

-

-

-

13

Housing

No predicted effects.

-

-

-

-

-

14

Sustainable
prosperity

Measures to maximise the use of active travel modes and public transport should improve the quality of the
urban environment thereby supporting the local economy. Reducing congestion should also be beneficial for
local businesses as deliveries, customers and employees are less likely to face transport delays.

P

L







P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

6

Soils

No predicted effects.

7

Resource
efficiency

No predicted effects.

8

Historic
Environment

9

Policy Option 28 requires that delivery and servicing arrangements be made for all new developments. This will
allow for efficient movement of goods and will increase business efficiency for companies making deliveries.
15

Employment and Where this policy provides measures which would support the local economy, potential minor positive effect
skills
shave been identified in relation to new employment opportunities which are likely to result.
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Appendix F
F.1

Assessment of Regulation 18 Local Plan Part 2

Introduction

This appendix provides details of the assessments for the Proposed Site Allocations and associated policies which are included in the Part 2 Regulation 18
Local Plan.

F.2

Housing

F.2.1

Proposed Policy on Housing Allocations

For the majority of the SA objectives there are no predicted effects associated with this policy. The effects will instead be associated with the individual
development sites, the assessments for which are provided below, by settlement.
Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

No predicted effects

-

-

-

-

-

2

Water

No predicted effects

-

-

-

-

-

3

Flood Risk

No predicted effects

-

-

-

-

-

4

Climate Change

No predicted effects

-

-

-

-

-

5

Air Quality

No predicted effects

-

-

-

-

-

6

Soils

No predicted effects

-

-

-

-

-

7

Resource
Efficiency

No predicted effects

-

-

-

-

-

SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

F-1
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Assessment of Effect

No predicted effects

9

Landscape/
Townscape

No predicted effects

10

Health and
Wellbeing

Ensuring that dwelling numbers at each site are kept in line with the dwelling capacity would avoid
overcrowding and contribute to the overall wellbeing of residents.

11

Sustainable
Locations

No predicted effects

12

Community
Cohesion

No predicted effects

13

Housing

14

Sustainable
Prosperity

15

Employment and No predicted effects
Skills

Safeguarding allocated housing sites for housing development would ensure the District’s housing needs are
met. Significant positive effects have been identified.
No predicted effects

F-2

In long
term

Historic
Environment

In medium
term

8

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

-

-

-

-

-

-

-

-

-

-

P

L







-

-

-

-

-

-

-

-

-

-

P

L







-

-

-

-

-

-

-

-

-

-
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SA12 Communities

SA13 Housing

SA14 Economy

SA15 Employment

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA11 Sust. locations

Site Ref: CFS3
Land adjacent
to
Fortunes
Farm, High Elms
Lane, Abbots
Langley

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

Abbots Langley & Leavesden
SA1 Biodiversity

F.2.2







−

−

?


−

−



−



−

?




Explanatory Comments
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Abbots Langley into
open countryside in an area with medium sensitivity to built development (SA9). The
site is at a distance from services and facilities, though is reasonably close to a bus stop
with a regular service (SA4 & SA11).
? The development may affect the setting of the nearby Grade II Listed Buildings (SA8).
Development could adversely affect users of the public right of way that runs through
the site (SA10).
 The development is close to open space and play space (SA10 & SA12) and would
deliver 303 new dwellings (SA13).

Site Ref: CFS4
Land at Warren
Court,
Woodside Road



-

-



-



-

?

?









-

-

 Development of this greenfield site, which contains a number of TPOs, would have
adverse effects on biodiversity (SA1) and result in the loss of undeveloped land (SA6).
The site is at a distance from services and facilities, though is close to a bus stop with a
regular service (SA4 & SA11).
? The site may contain heritage assets of archaeological interest (SA8) and is of
medium-low sensitivity to built development (SA9).
 The development is close to open space and play space (SA10 & SA12) and would
deliver 26 new dwellings (SA13).
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Site Ref: CFS6
Land
at
Mansion House
Farm
Equestrian
Centre



-

-



-



-



?









-

-

 Development of this greenfield site would have adverse effects on biodiversity (SA1)
and would result in the loss of undeveloped land (SA6). A Grade II listed building lies
immediately to the west of the site and development would adversely affect its historic
agrarian setting. The site has potential to include heritage assets of archaeological
interest (SA8).
? The site is of medium-low sensitivity to built development (SA9).
 The site is close to facilities and services including a bus stop, though is at a distance
from a railway station (SA4 & SA11). The development is close to open space and play
space (SA10 & SA12) and would deliver 133 new dwellings (SA13).

Site Ref: CFS26c
Land to the
west of the
Kings Langley
Estate

 Development of this greenfield site, which contains a Local Wildlife site and TPOs,
would have adverse effects on biodiversity (SA1), would result in loss of agricultural
land (SA6) and would extend Abbots Langley into open countryside (SA9).

?



-

-



?



-

?










-



? The site is in close proximity to the M25 which could result in air quality and noise
issues for residents of new housing (SA5 & SA10). There are several Locally Listed
Buildings within the site boundary (SA8).
 The site is reasonably close to services and facilities, though is at a distance from a
bus stop (SA4 & SA11). Development would provide new facilities including open space
(SA10), play space (SA12) and a new primary school (SA15).



 The site would deliver 893 new dwellings (SA13).
Site Ref: PCS21
Land at Love
Lane

 Development at this greenfield site would result in a loss of some open grassland
with biodiversity value (SA1) and undeveloped land (SA6).



-

-



-



-

?

?









-

-

? The development of the site may impact the setting of nearby heritage assets such as
a Grade II Listed Building and several Locally Listed Buildings to the west and the Abbots
Langley Conservation Area to the south. There may be heritage assets of archaeological
interest. (SA8). Development here would affect the landscape which is of medium-low
sensitivity to built development (SA9).
 The site is reasonably close to services and facilities including a bus stop, though is
at a distance from a railway station (SA4 & SA11). The development is close to open
space and play space (SA10 & SA12) and would deliver 62 new dwellings (SA13).

Site Ref: EOS4.0
Land adjacent
to
Bedmond
Road

 Development of this greenfield site would have adverse effects on biodiversity (SA1)


-

-



?



-

?



?







-

-

and would result in the loss of agricultural land (SA6) and extend Abbots Langley into
open countryside (SA9).
? The site is in very close proximity to the M25 which could result in air quality and
noise issues for residents of new housing (SA5 & SA10). Grade II listed buildings are
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located to the south-west and east of the site as well as several Locally Listed Buildings
(SA8).



 The site is in close proximity to local facilities and services, though is at a distance
from a railway station (SA4 & SA11). The development will provide new open space and
play space (SA10 & SA12) and would deliver 319 new dwellings (SA13).

Site Ref: AB18
Parsonage
Close Garages

?

-

-



-



-

?

?

?



-



-

-

? The site contains TPOs along its northern boundary (SA1) and is located near to
Abbots Langley Conservation Area (SA8). Redevelopment of the garages may help
improve the local townscape (SA9). The site is at some distance to open space (SA10).
 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services (SA4 & SA11) and would deliver 6 new dwellings (SA13).

Site Ref: AB26
Tibbs Hill Road
Garages

Site Ref: AB31
Jacketts Field
Garages

? The site is adjacent to Abbots Langley Conservation Area (SA8). Redevelopment of
-

-

-

-

-

?





-

-





-

-

?

-

?

?



?





-

-





the garages may help improve the local townscape (SA9).

-

-

-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to open space (SA10), local facilities and services, though is at a distance from a rail
station (SA4 & SA11) and would deliver 7 new dwellings (SA13).
? There is a risk of surface water flooding across the site (SA3). Redevelopment of the
garages may help improve the local townscape (SA9). The site is at some distance from
open space (SA10).

 The site is in close proximity to local facilities and services, though is at a distance
from a railway station (SA4 & SA11) and makes use of previously developed land (SA6).
The development would deliver 6 new dwellings (SA13).

Site Ref: AB32
Yard Tibbs Hill
Road
Site Ref: AB39
Rosehill
Gardens
Garages,
Abbots Langley

-

?

-

-

?

-





-

-





-

-

-

-

-

?

?





-



-

-

? A small area of the site is at risk of surface water flooding (SA3). The site is at some
distance from open space (SA10).
 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services (SA4 & SA11) and would deliver 10 new dwellings (SA13).
? There are TPOs in place in close proximity to the site (SA1). Redevelopment of the
garages may help improve the local townscape (SA9).



-



F-5

-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services (SA4 & SA11), open space (SA10), and would deliver 6
new dwellings (SA13).

RPN5025

 The site is currently in use as a retail unit and restaurant, loss of this commercial
enterprise could have some adverse effects on the local economy and jobs (SA14 &
SA15).

Site Ref: H3 Pin
Wei
-

-

-



-



-

?

-





-







? The site is within an area of archaeological interest and the Abbots Langley
Conservation Area which includes the Grade I Listed Building (Church of St Lawrence
the Martyr) and several Grade II and Locally Listed Buildings close to the site (SA8).
 The site is located next to services and facilities including a bus stop (SA4 & SA11),
open space (SA10), and is on previously developed land (SA6). The development would
deliver 11 new dwellings (SA13).

Site Ref: H4
Furtherfield
Depot

? The redevelopment of the depot unit may improve the local townscape (SA9).
-

-

-



-



-

-

?









-

-

Site Ref: H6 Hill
Farm Industrial
Estate

 The site is located next to services and facilities including a bus stop (SA4 & SA11) as
well as open space for recreation (SA10 & SA12) and is on previously developed land
(SA6). The development would deliver 36 new dwellings (SA13).
? The redevelopment of an industrial unit may improve the local townscape (SA9). The
site is currently in use as an industrial unit, loss of this unit may result in a small number
of job losses (SA14 & SA15).

-

-



-



-

-

?









F-6

?

?

 The site is located next to services and facilities including a bus stop, though is at a
distance from a railway station (SA4 & SA11) and is on previously developed land (SA6).
The development is close to open space and play space (SA10 & SA12) and would
deliver 38 new dwellings (SA13).
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SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA2 Water

SA Objective

SA3 Flood risk

Bedmond
SA1 Biodiversity

F.2.3

Site Ref: CFS10
Land between
Millhouse Lane
and Bell Lane,
Bedmond

Explanatory Comments
 Development of this greenfield site with high ecological sensitivity, which contains a
number of TPOs and open grassland and woodland would have adverse effects on
biodiversity (SA1). Development would result in the loss of undeveloped land (SA6).



-

-



-



-

?

?









-

-

? Development may affect the setting of a number of Grade II Listed Buildings which sit
close to the site (SA8) and the site is of medium-low sensitivity to built development
(SA9).
 The site is located reasonably close to services and facilities including a bus stop,
though is at a distance from a railway station (SA4 & SA11). The development will
provide new open space and play space (SA10 & SA12) and would deliver 34 new
dwellings (SA13).

Site Ref: CFS56
Church
Hill
Road, Bedmond

 Development of this greenfield site, which contains TPOs along the northern,
southern and eastern boundaries, would have adverse effects on biodiversity (SA1) and
would extend Bedmond into open countryside at a site with medium sensitivity to built
development (SA9).

?



-

-



-

-

-

?









-

-

 The site is reasonably close to facilities and services, though is at a distance from a
railway station (SA4 & SA11). The development will provide new open space and play
space (SA10 and SA12) and the development would deliver 71 new dwellings (SA13).



Site
Ref:
ACFS9e
Land
west
of
Bedmond Road



-

-



-



-

-





? There are two Grade II Listed Buildings close to the site and the site may include
heritage assets of archaeological interest (SA8). Development may disrupt access to the
public right of way which runs through the site (SA10).







F-7

-

-

 The site is on greenfield land with a number of TPOs to the west of the site (SA1) and
is currently undeveloped (SA6). Development would extend Bedmond into the
countryside (SA9).
 The site is relatively close to facilities and services, though is at a distance to a railway
station (SA4 & SA11). The development is close to open space and play space (SA10 &
SA12) and would deliver 48 new dwellings (SA13).
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Site Ref: CFS65
Land north of
Bucknalls Lane

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

Garston
SA1 Biodiversity

F.2.4

 Development of this greenfield (golf-course) site would have adverse effects on
biodiversity (SA1), would result in the loss of undeveloped land (SA6) and would affect
local landscape which is of medium-high sensitivity to built development (SA9).

?


−

−



?



−

−



Explanatory Comments







−

−

? The site is in close proximity to the M1 and A405 which could result in air quality and
noise issues for residents of new housing (SA5 & SA10).
 The site is reasonably close to local facilities and services including a bus stop (SA4 &
SA11) The development will provide new open space and play space (SA10 & SA12) and
would deliver 190 new dwellings (SA13).
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SA9 Landscape

SA8 Historic envt.
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SA5 Air quality

SA4 Climate change

Site Location
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SA3 Flood risk

Kings Langley
SA1 Biodiversity

F.2.5

Site
Ref:
ACFS8b
Flowerhouse

Explanatory Comments
 A small part of the site along the western boundary is within Flood Zone 3b (SA3).
The development may disrupt views to a Scheduled Monument to the west of the site.
There are also two Grade II Listed Buildings and a Locally Listed Building close to the
site (SA8). The loss of a retail unit on the site may lead to a small number of job losses
(SA15).

-

-





?



-



-

?



-



-



? The site’s location close to Kings Langley railway station and the M25 may impact
residents’ health and wellbeing due to the noise and air quality (SA5 & SA10) and the
site is at some distance from open space (SA10).
 The site is close to facilities and services including the train station, though is at a
distance from a primary school (SA4 & SA11) and is partially on previously developed
land (SA6). The development would deliver 19 new dwellings (SA13).

Site
Ref:
PSCFS23
Former Chicken
Processing
Plant,
Woodlands
Road

 The site is some distance from local facilities and services and does not have a bus
stop close by (SA4 & SA11). The site is classified as greenfield (SA6).
?

-

?



-



-

?

?









-

-

? The site includes TPOs along the western and northern boundaries (SA1) and the
central part of the site is at high risk of surface water flooding (SA3). There is potential
that the site includes heritage assets of archaeological interest (SA8). Redevelopment
of the former chicken processing plant may be beneficial to the local townscape (SA9).
 The development will provide new open space and play space (SA10 & SA12) and
would deliver 62 new dwellings (SA13).
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SA4 Climate change

Site Location

SA2 Water

SA Objective

SA3 Flood risk

Langleybury
SA1 Biodiversity

F.2.6

Site Ref: H7
Langleybury
House

Explanatory Comments
 The site is located at some distance from services and facilities, though is reasonably
close to a bus stop (SA4 & SA11).

-

-



-



-

-

?



-







-

? Within the site there is a Grade II* Listed Building which is on Historic England’s
Heritage At Risk Register and other Grade II Listed Buildings (SA8).

-

 The development makes use of previously developed land (SA6). The development
will provide new open space and play space (SA10 & SA12) and would deliver 25 new
dwellings (SA13).

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

Croxley Green
SA1 Biodiversity

F.2.7

Site Ref: CFS19
Land adjacent
to 62-84 & 99121 Sycamore
Road

Explanatory Comments
 Development of this greenfield site, which contains a TPO, would have adverse
effects on biodiversity (SA1) and would result in the loss of undeveloped land (SA6).



?

-



-



-

-

-





-
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-

-

? The site is within GSPZ1 which risks contamination of the groundwater source (SA2).
 The site is located reasonably close to services and facilities including a bus stop (SA4
& SA11) and open space (SA10) and development would deliver 17 new dwellings
(SA13).
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Site Ref: CFS20
Land at Croxley
Station

?
−

?

−



−



−

−



−





−

−



Site Ref: CFS61
Cinnamond
House,
Cassiobridge

Site Ref: CG16
Garages rear of
Owens Way

Site Ref: CG47
Garages
off
Grove Crescent

Site Ref: CG65
British
Red
Cross,
Community
Way

? The site is within GSPZ1 which risks contamination of the groundwater source (SA2).
The site is of low sensitivity to built development; the redevelopment of the car park
site may improve local townscape (SA9). Noise and vibration from the railway may
affect the wellbeing of new residents (SA10).
 The site is previously developed land (SA6). The site is within close proximity to local
facilities and services including a bus stop and railway station (SA4 & SA11). The
development is close to open space and play space (SA10 & SA12) and would deliver
163 new dwellings (SA13).
? The site is in Groundwater Protection Zone 1 (Inner Protection Zone) (SA2). The
western part of the site is at a high risk of surface water flooding (SA3).

−

?

?



−



−

−

−









−

−

 The site is previously developed land (SA6). The site is within close proximity to local
facilities and services including a bus stop (SA4 & SA11). The development is close to
open space and play space (SA10 & SA12) and would deliver 133 new dwellings (SA13).
? The northern part of the access road to the site is at high risk of surface water flooding
(SA3). Redevelopment of the garages may help improve the local townscape (SA9).

-

-

?



-



-

-

?





-



-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services including a regular bus service (SA4 & SA11) and open
space (SA10), and would deliver 6 new dwellings (SA13).
? The access road to the south of the site is at high risk of surface water flooding (SA3).
Redevelopment of the garages may help improve the local townscape (SA9).

-

-

?



-



-

-

?









-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services including a regular bus service (SA4 & SA11). The
development is close to open space and play space (SA10 & SA12) and would deliver
19 new dwellings (SA13).
? Dickinson Square Conservation Area is located to the south of the site (SA8).

-

-

-



-



-

?

-
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-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services including a regular bus service (SA4 & SA11) and open
space (SA10). Whilst development of this site would result in the loss of a community
facility there is the requirement for a new improved replacement facility to be provided
on site (SA12). The site would deliver 6 new dwellings (SA13).
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Site Ref: H9
33
Baldwins
Lane

?
-

?

?



-



-

-



?





?

?

 The site is located close to services and facilities including a bus stop (SA4 & SA11)
and makes use of previously developed land (SA6). The development is close to open
space and play space (SA10 & SA12) and would deliver 59 new dwellings (SA13).


Site Ref: H10
Killingdown
Farm


-

-



-



-







? The site is in GSPZ1 which risks contamination to the groundwater source (SA2) and
there is high risk of surface water flooding to the north of the site (SA3). The
redevelopment of the car sales unit may improve the local townscape (SA9). Noise and
vibration from the railway line close to the west of the site may have adverse effects
on residents’ wellbeing (SA10). The site is currently in use as a car-sales centre, loss of
this may cause job losses (SA14 & SA15).







-

-

 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Croxley Green into
open countryside (SA9). The site is within Croxley Green Conservation Area and
contains a Grade II listed building and several Locally Listed Buildings as well as a Grade
II Listed Building nearby the site (SA8).
 The site is within a reasonable distance of facilities and services including a bus stop
(SA4 & SA11) and is adjacent to playing fields for recreation and development will
provide a new play area (SA10 & SA12). The development would deliver 267 new
dwellings (SA13).
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Site
Ref:
OSPF22
Batchworth
Park
Golf
Course
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Rickmansworth
SA1 Biodiversity

F.2.8

 Development would result in the loss of greenfield land with some biodiversity value
(SA1) and the land is currently undeveloped (SA6). Development of the site would
result in the loss of a recreation facility (SA10) and the loss of this commercial
enterprise could have some adverse effects on the local economy and jobs (SA14 &
SA15).





?

-



-



-

?



?

Explanatory Comments












? The site is partly within GSPZ1 which risks contamination to the groundwater source
(SA2). Development may affect the setting of the Moor Park Registered Park and
Garden (SA8) and the site is of medium-low sensitivity to built development (SA9).
 The site is reasonably close to services and facilities including a bus stop (SA4 &
SA11). The development would provide new open space and play space (SA10) and a
new primary school (SA12).
 The development would deliver 618 new dwellings (SA13).

Site Ref: CFS59
Land on London
Road

 Development would result in the loss of greenfield land with some biodiversity value
(SA1) and is currently undeveloped (SA6).


?

-



-

-

-

?

?





-



-

-

? The site is partly within GSPZ1 which risks contamination to the groundwater source
(SA2). Development may affect the setting of the adjacent Moor Park Registered Park
and Garden (SA8) and is of medium-low sensitivity to built development (SA9).
 The site is reasonably close to services and facilities including a bus stop (SA4 & SA11)
and would include new open space (SA10). The development of a residential care home
facility would deliver the equivalent of 40 new dwellings (SA13).

Site Ref: CFS40a
Land at Park
Road (Revised
Boundary)



?

-



-

?

-



?

?
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-

-

 Part of the site is greenfield which has biodiversity value and contains some TPOs
(SA1). The site has potential to include assets of archaeological significance and part of
the site is adjacent to the Rickmansworth Town Conservation Area (SA8).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
A small part of the site was previously railway land and development could provide an
opportunity for remediation of any contamination (SA6). The site is of medium-low

RPN5025

sensitivity to built development, though has potential to improve the townscape by
redeveloping the disused buildings and depot part of the site (SA9). The proximity to
the railway station may cause noise and vibration that affects residents’ wellbeing
(SA10).



 The site is within an existing settlement with good access to services and facilities
including a bus stop and railway station (SA4 & SA11). The development would provide
additional open space and play space (SA10 & SA12) and 112 new dwellings (SA13).
Site Ref: CFS41
Rickmansworth
Station, Station
Approach

 Development here may affect the setting of the Rickmansworth Town Conservation
Area which the site is partly within (SA8).
?

?

?

-



-

?

-





?





-

-



? There is a TPO on the site (SA1) and the site is within GSPZ1 which risks contamination
to the groundwater source (SA2). The site was previously railway land and
development could provide an opportunity for remediation of any contamination
(SA6). The site is of medium-low sensitivity to built development, though has potential
to improve the townscape by redeveloping the area around the station and car park
(SA9). The proximity to the railway station may cause noise and vibration that affects
residents’ wellbeing (SA10).
 The site is within an existing settlement with good access to services and facilities
including a bus stop and railway station (SA4 & SA11). The development is close to open
space and play space (SA10 & SA12) and would deliver 70 new dwellings (SA13).

Site Ref: CFS60
Affinity Water
Depot, Church
Street

 The River Colne flows through the site, which is entirely within Flood Zone 2, Flood
Zone 3a (78% of the area) and Flood Zone 3b (53% of the north and eastern area) (SA3).
 The site is of medium sensitivity to built development despite previous development
on the site; the site contains important landscape features which may be disrupted
(SA9).
-

?






-



-

?











-

-

? The site is wholly within GSPZ1 which risks contamination to the groundwater source
(SA2). The development may affect the setting of the nearby Rickmansworth Town
Centre Conservation Area and a number of Grade II Buildings and Locally Listed
Buildings (SA8).
 The site is close to services and facilities including a bus stop (SA4 & SA11) and makes
use of previously developed land (SA6). The development is close to open space and
play space (SA10 & SA12) and would deliver 65 new dwellings (SA13).
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Site Ref: CFS77

 The site is within a Site of Known Archaeological Interest and the Rickmansworth
Town Conservation Area. Nearby the site are several Grade II listed buildings (SA8).

Rickmansworth
Library
-

?

-



-



-



?









-

-

? The site is wholly within GSPZ1 which risks contamination to the groundwater source
(SA2). The development may affect the local townscape and the area is of medium-low
sensitivity to built development (SA9).
 The site is within an urban area close to services and facilities including a bus stop
(SA4 & SA11) and makes use of previously developed land (SA6). The development is
close to open space (SA10). Development would require the provision of a new,
improved library facility (SA12) and would deliver 7 new dwellings (SA13).

Site
Ref:
RWA13
Banstead
Down,
Old
Chorleywood
Rd

 Although a small proportion of the site is previously developed land, the site is mostly
greenfield with some biodiversity value and there are a number of TPOs in place along
the boundary and close to the site (SA1) and much of the site is undeveloped land (SA6).


?

-



-



-

?

-

?



-



-

-

? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)
and may include heritage assets of archaeological interest (SA8). The site is at a distance
from open space (SA10).
 The site is within reasonable distance to services and facilities including a bus stop
(SA4 & SA11) and would deliver 12 new dwellings (SA13).

Site Ref: H17
Police Station,
Rectory Road
-

?

?



-



-

?

-









-

-

? The site is in GSPZ1 which risks contamination to the groundwater source (SA2), and
two surface water flow paths run across the site and there is high risk of surface water
flooding (SA3). The site is adjacent to the Nightingale Road Conservation Area and the
Rickmansworth Town Conservation Area (SA8).
 The site is located close to services and facilities including a bus stop (SA4 & SA11)
and makes use of previously developed land (SA6). The development will provide new
open space and play space (SA10 & SA12) and would deliver 24 new dwellings (SA13).

Site Ref: H18
Royal
British
Legion, Ebury
Road

 The site is within the Rickmansworth Town Conservation Area and there is a Grade II
Listed Building and several Locally Listed Buildings nearby (SA8).
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2).
-

?

-



-



-



-





-



-
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-

 The site is located within an existing settlement with good access to facilities and
services including a bus stop (SA4 & SA11), open space (SA10), and makes use of
previously developed land (SA6). The development would deliver 6 new dwellings
(SA13).
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Site Ref: H21
Bridge Motors,
Church Street

 The site is within the Rickmansworth Town Conservation Area and there is are several
Grade II Listed Buildings nearby (SA8).

-

?

?



-



-



-





-



-

-

? The site is in GSPZ1 which risks contamination to the groundwater source (SA2). Most
of the site is in Flood Zone 2 and the southern boundary is adjacent to Flood Zone 3a
(SA3).
 The site is located within an existing settlement with good access to facilities and
services including a bus stop (SA4 & SA11), open space (SA10), and makes use of
previously developed land (SA6). The development of a residential care home facility
would deliver the equivalent of 11 new dwellings (SA13).

Site Ref: H22
Depot, Stockers
Farm Road

 Part of the site lies within a LWS and is adjacent to the LWS on the north and eastern
sides (SA1).



-

?



-



-

?

?









?

?

? A small area of the site is in Flood Zone 2 and the western and eastern boundaries are
adjacent to Flood Zone 3a. There is a small area at the south at high risk of surface
water flooding (SA3). The site is next to Stockers Lock and Farm Conservation Area
which contains several Grade II Listed Buildings (SA8). Development of the depot site
may improve the local townscape (SA9). The site is currently in use as an industrial unit,
loss of this may cause job loss (SA14 & SA15).
 The site is reasonably close to services and facilities including a bus stop (SA4 & SA11)
and makes use of previously developed land (SA6). The development will provide new
open space and play space (SA10 & SA12) and would deliver 60 new dwellings (SA13).
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Mill End
SA1 Biodiversity

F.2.9

 The site is greenfield and has biodiversity value and there are TPOs in place in the
south-west and north-west parts of the site (SA1) and is currently in use as agricultural
land (SA6). The area is of medium-high sensitivity to built development (SA9).

Site Ref: EOS7.0
Land

to

south

the
of

west

of



M25

? The site is in a GSPZ1 which risks contamination to the groundwater source (SA2) and
is in close proximity to the M25 which could result in air quality and noise issues for
residents of new housing and a public right of way runs along the northern boundary
(SA5 & SA10). Heronsgate Conservation Area is located to the south-west but is
separated from the site by the M25, although the site has potential to include heritage
assets of archaeological interest (SA8).

?

Shepherds Lane
and

Explanatory Comments

?

-



?



-

?










-

-

 The site is in close proximity to local facilities and services including a bus stop (SA4
& SA11), open space and a play area (SA10) and the development would include a new
primary school (SA12).



 The development would deliver 760 new dwellings (SA13).
Site Ref: P4a
Quickwood
Close Garages
(Larger Site)
Site Ref: P7
Oakfield
Garages

-

?

-

-



-

-

?





-



-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services (SA4 & SA11), open space (SA10), and would deliver 7
new dwellings (SA13).
? The site is in a GSPZ1 which risks contamination to the groundwater source (SA2).
Redevelopment of the garages may help improve the local townscape (SA9).

at

Site Ref: P33
Chiltern Drive



? The site is in a GSPZ1 which risks contamination to the groundwater source (SA2).
Redevelopment of the garages may help improve the local townscape (SA9).

-

?

-



-



-

-

?





-



-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services (SA4 & SA11), open space (SA10), and would deliver 6
new dwellings (SA13).
? The site is in a GSPZ1 which risks contamination to the groundwater source (SA2).

-

?

-



-



-

-

-





-
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-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services (SA4 & SA11), open space (SA10), and would deliver 6
new dwellings (SA13).
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Site Ref: P38
Garages
at
Whitfield Way

Site Ref: P39
The
Queens
Drive Garages,
Mill End

? The site is in a GSPZ1 which risks contamination to the groundwater source (SA2).
Redevelopment of the garages may help improve the local townscape (SA9).

-

?

-



-



-

-

?





-



-

-

?
-

?

-



?



-

-



?

-



-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services (SA4 & SA11), open space (SA10), and would deliver 6
new dwellings (SA13).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
The proximity to the M25 may have noise and air quality impacts which affect the
health and wellbeing of residents (SA5 & SA10). Redevelopment of the garages may
help improve the local townscape (SA9).
 The site is part of an existing settlement with good access to facilities and services
(SA4 & SA11) and makes use of previously developed land (SA6). The development is
close to open space (SA10) and would deliver 7 new dwellings (SA13).



 There would be a loss of a small area of greenfield land which has some biodiversity
value (SA1) and is currently undeveloped (SA6).

Site Ref: RW31
Garden land off
Uxbridge Road



?

?



-



-

?

-

?



-



-

-

? The site is in a GSPZ1 which risks contamination to the groundwater source (SA2).
There is a high risk of surface water flooding across 13% of the site and the rest of the
site is at low risk with a flow path in the north-eastern corner (SA3). A Grade II Listed
Building is located close to the south-eastern edge of the site (SA8). The site is at a
distance from open space (SA10).
 The site is in close proximity to local facilities and services (SA4 & SA11) and would
deliver 12 new dwellings (SA13).

Site Ref: H15
Garages rear of
Drillyard, West
Way

? There are TPOs in place in the east of the site and along the northern boundary (SA1).
The redevelopment of the garages may be beneficial for the local townscape (SA9).
?

-

-



-



-

-

?





-
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-

-

 The site is located close to services and facilities including a bus stop (SA4 & SA11),
open space (SA10), and makes use of previously developed land (SA6). The
development would deliver 13 new dwellings (SA13).
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Site Ref: CFS16
Land
at
Chorleywood
Station (Station
car park and
adjoining land)

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

Chorleywood
SA1 Biodiversity
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?

−

−

?



−



−

?



?





−

−

Site Ref: CFS18b



-

-



-



-







? The area of the site along the south-west boundary is at a high risk of surface water
flooding (SA3). A small area of the south-east of the site is in Chorleywood (Station
Estate) Conservation Area and the site is close to a number of Grade II Listed Buildings
as well as Chorleywood Common Conservation Area (SA8). The site is within 400m of
the Chilterns AONB and is of medium-low sensitivity to built development; the
redevelopment of the car park site may improve local townscape (SA9). Noise and
vibration from the railway may affect the wellbeing of new residents (SA10).
 The site is previously developed land (SA6) which is in close proximity to local
facilities and services including a bus stop and railway station (SA4 & SA11). The
development will provide new open space and play space (SA10 & SA12) and would
deliver 190 new dwellings (SA13).



Hill Farm, Stag
Lane,
Chorleywood

Explanatory Comments



-



-

-

 The site, which is adjacent to an LWS to the south-west, is made up of greenfield
land (SA1) and is currently in use as agricultural land (SA6) which is considered as having
medium sensitivity to the built environment (SA9). The development may disrupt the
setting of the adjacent Heronsgate Conservation Area and the site may contain heritage
assets of archaeological interest (SA8).
 The site is located reasonably close to services and facilities, though is not well served
by buses (SA4 & SA11). The site is close to open space (SA10) and the development
would deliver 228 new dwellings (SA13).

Site Ref: CFS57
Pheasants
Ridge
Gap,
Berry Lane



?

-



?



-

?



?
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-

-

 Development of this greenfield site, which is adjacent to a Local Wildlife Site to the
south, would have adverse effects on biodiversity (SA1), would result in the loss of
agricultural land (SA6) and would affect local landscape (SA9).
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? The site is within GSPZ1 which risks contamination of the ground water source (SA2).
The proximity to the M25 risks noise and air quality impacts that might affect local
residents’ health and wellbeing (SA5 & SA10). The Chorleywood Common Conservation
Area is close to the north of the site (SA8).



 The site is reasonably close to facilities and services, though is at a distance from a
railway station (SA4 & SA11). The development will provide new open space and play
space (SA10 & SA12) and 40 new dwellings (SA13).
Site Ref: CFS72
Land
off
Solesbridge
Lane,
Chorleywood


-





?



-

?



?



-



-

-

 Development would result in a loss of greenfield land with biodiversity value (SA1)
which is currently undeveloped (SA6). Development here would affect the setting of
the AONB to which it is immediately adjacent and the area is of medium sensitivity to
built development (SA9). A watercourse runs through the site and 25% of the area is in
Flood Zone 3b (SA3). The site is not located close to services and facilities, though is
reasonably close to a bus stop (SA4 & SA11).
? The site is in close proximity to Chorleywood N02 AQMA and PM10 AQMA and the
M25. Noise and Air Quality may impact upon residents’ health and wellbeing (SA5 &
SA10). The development may affect the setting of the adjacent Outer Loudwater
Conservation Area and a nearby Grade II Listed Building (SA8).
 The development would deliver 19 new dwellings (SA13).
 The site is located within Chorleywood Conservation Area and is in close proximity to
Grade II and II* Listed Buildings (SA8).

Site Ref: ACFS1
Heath House
-

-

-



-



-



?

-



-



-

-

? The site contains important landscape features and is within 100m of the Chilterns
AONB and therefore may affect the AONB’s setting, although it is of medium-low
sensitivity to built development (SA9).
 The site is close to facilities and services including a bus stop (SA4 & SA11) and is on
previously developed land (SA6). The development would deliver 10 new dwellings
(SA13).

Site
Ref:
PSCFS19
Land
south
west of Berry

 This greenfield site contains a number of TPOs along the southern boundary (SA1).
And development would result in the loss of agricultural land (SA6).


-

-



?



-

?



?



-



-
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-

? The site’s proximity to the M25 and railway line may have noise and air quality
implications which affect the health and wellbeing of residents (SA5 & SA10). The site
is close to the Chorleywood Common Conservation Area and may include heritage

RPN5025

Lane,
Chorleywood

assets of archaeological interest (SA8) and is of medium-low sensitivity to built
development (SA9).
 The site is within a reasonable distance of services and facilities, though is at a
distance from a primary school and does not have a bus stop nearby (SA4 & SA11). The
site is close to open space (SA10) and the development would deliver 15 new dwellings
(SA13).



Site Ref: CW9
Garages
at
Copmans Wick

Site Ref: CW24
Garages rear of
Green Street,
CW

-

-

-

-

?

-





-

-





-

-

-

?

?

?



?





-

-





-

-

-

-

? The eastern part of the site is at high risk of surface water flooding due to a surface
water flow path through the site (SA3). Redevelopment of the garages may help
improve the local townscape (SA9).
 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services (SA4 & SA11), open space (SA10), and would deliver 6
new dwellings (SA13).
? The site is next to Chorleywood Common and Chorleywood Station Estate
Conservation Areas (SA8). The site is within 300m of the Chilterns AONB, though the
development may help improve the local townscape (SA9). The noise from the nearby
rail line may affect residents’ wellbeing and the site is at some distance from open
space (SA10).
 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services (SA4 & SA11) and would deliver 7 new dwellings (SA13).

Site Ref: CW25
Ryman Court
Garages,
Chorleywood

? The site is nearby to Heronsgate Conservation Areas (SA8). Redevelopment of the
garages may help improve the local townscape (SA9).

-

-

-



-



-

?

?





-
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-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services (SA4 & SA11), open space (SA10), and would deliver 7
new dwellings (SA13).
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SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

Maple Cross & West Hyde
SA1 Biodiversity

F.2.11

Site Ref: CFS31
24
Denham
Way and land to
rear of Maple
Cross


?

-



-



-

?















Explanatory Comments
 Although the site contains a small amount of previously developed land, most
development would take place on undeveloped greenfield land with biodiversity value
and a number of TPOs on site (SA1 & SA6) and would expand Maple Cross into open
countryside (SA9). Though the site is reasonably close to a local shop and primary
school, residents would need to travel to access other services and facilities and the
site is not well served by public transport (SA4 & SA11). Development of the site would
result in the loss of the market garden with potential for job losses (SA14 & SA15).
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2).
Development may disrupt the setting of the Grade II Listed Buildings to the north-west
of the site (SA8).
 The development will provide new open space and play space (SA10 & SA12) and
would deliver 55 new dwellings (SA13).

Site Ref: MC11
40-42 Longcroft
Road

-

?

-



-



-

-

-





-



-

-

 Though the site is reasonably close to a local shop and primary school, residents
would need to travel to access other services and facilities and the site is not well
served by public transport (SA4 & SA11).
? The site is in a GSPZ1 which risks contamination to the groundwater source (SA2).
 The site is classified as previously developed land (SA6). The site is close to open
space (SA10) and would deliver 5 new dwellings (SA13).

Site
Ref:
EOS12.2 Land
to the west and
south of Maple
Cross
(combined
sites)



?

?



?



-





?
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 The site is greenfield and has biodiversity value (SA1) and it is currently in use as
agricultural land (SA6). The development would extend Maple Cross into open
countryside and the area is of medium-high sensitivity to built development (SA9). A
Grade II Listed Building is adjacent to the site and the site itself includes heritage assets
of archaeological interest. A Heritage Impact Assessment found that development here
would have adverse impact on the historic environment due to its disruption of the
historic agrarian setting (SA8). Though the site is reasonably close to a local shop and
primary and secondary school, residents would need to travel to access other services
and facilities and the site is not well served by public transport (SA4 & SA11).,
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? A majority of the site is in a GSPZ1 (SA2) and small areas of the site are at high risk of
surface water flooding due to a surface water flow path running through the site (SA3).
A large part of the site is in close proximity to the M25 which could result in air quality
and noise issues for residents of new housing (SA5 & SA10).





 The site is of a scale that could provide new services including open space and play
space for recreation, a GP Surgery (SA10), a primary school, care home and community
facilities (SA12) and a new local centre with shops (SA14 & SA15). This could reduce the
need to travel (SA4 & SA11).



 The development would deliver 1,500 new dwellings and a 90-bedroom care home
(equivalent to 47 dwellings) (SA13).
Site
Ref:
EOS12.3
Land to the
north
of
Chalfont Lane

 Development of this greenfield site would have adverse effects on biodiversity (SA1)
and the land is in use as agricultural land (SA6). The development would extend Maple
Cross into open countryside (SA9). Though the site is reasonably close to a local shop
and primary and secondary school, residents would need to travel to access other
services and facilities and the site is not well served by public transport (SA4 & SA11).

?



?

-



?



-

?











-

-

? The site is within GSPZ1 (SA2). The proximity to the M25 to the west of the site may
have adverse effects in terms of air quality and noise pollution which may affect the
health and wellbeing of residents (SA5 & SA10). There is a Locally Listed Building to the
north-east of the site (SA8).
 The site would provide new open space and play space (SA10 & SA12) and would
deliver 176 new dwellings (SA13).
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SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

Moor Park & Eastbury
SA1 Biodiversity

F.2.12

Site Ref: CFS22
Knoll
Oak,
Sandy Lane

Explanatory Comments
 This site has high ecological sensitivity and is covered by a number of TPOs (SA1). It
is located at a distance from services and facilities and is poorly served by public
transport (SA4 & SA11).



-

-



-



-

-

?









-

-

? Development would result in the loss of open land which is considered to have a
medium-low sensitivity to built development (SA9).
 The development makes use of previously developed and (SA6) and will provide new
open space and play space (SA10 & SA12). The development would provide 35 new
dwellings (SA13).
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Site
Ref:
ACFS13b
Hampermill
Lane
(Larger
Site)

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA2 Water

SA Objective

SA3 Flood risk

Oxhey Hall
SA1 Biodiversity

F.2.13

Explanatory Comments
 Development of this greenfield site would have adverse effects on biodiversity (SA1)
and the site is currently used as agricultural land (SA6) and would extend Oxhey Hall
into open countryside, eroding the gap between Oxhey Hall and existing housing on
Hampermill Lane (SA9).



?

-



-



-

?











-

-

? The site is in GSPZ1 which risks contamination to the groundwater source (SA2). There
is potential that the site includes heritage assets of archaeological interest (SA8).
 The site is reasonably close to facilities and services including a bus stop, though has
an infrequent bus service and is at a distance from a primary school (SA4 & SA11) and
is adjacent to open land and playing fields that could be used for recreation (SA10). The
development would deliver additional play space (SA12) and 133 new dwellings (SA13).

Site Ref: RWA6
165-167
Hampermill
Lane

/ The land is made up of both greenfield and previously developed land (SA6).
-

?

-



-


/

-

?

-





-



-

-

Site Ref: PCS16
Vivian Gardens

? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)
and may include heritage assets of archaeological interest (SA8)
 The site is located within a reasonable distance of facilities and services, though is at
a distance from a primary school and has an infrequent bus service (SA4 & SA11). The
site is close to open space (SA10) and would deliver 6 new dwellings (SA13).
 The site is mostly greenfield with some biodiversity value and there are TPOs in place
to the north and south west of the site (SA1).



?

-



-

-

-

-

?





-



-
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? The site is in a GSPZ1 which risks contamination to the groundwater source (SA2). The
site is considered to be of medium-low sensitivity to the built environment (SA9).
 The site is located within a reasonable distance of facilities and services, though is at
a distance from a primary school and has an infrequent bus service (SA4 & SA11). The
site is close to open space (SA10) and the development would allow 8 new houses
(SA13).
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Site Ref: H24
The
Fairway,
Green Lane
?

?



-



-

-

?



-





?

-

? There are TPOs in place to the north of the site (SA1). The site is in GSPZ1 which risks
contamination to the groundwater source (SA2) and Oxhey Hall Conservation Area is
adjacent to the north-west (SA8). The site is currently in use as a residential care home,
however the Local Plan would require alternative provision of the care home being
made before it could provide housing (SA13).

-

 The site is reasonably close to services and facilities including a bus stop (SA4 & SA11)
and makes use of previously developed land (SA6) which is next to open space for
recreation (SA10) and a new play area would be built (SA12). The development would
deliver 32 new dwellings (SA13).

Site Ref: CFS52a
Former
Sir
James Altham
School (Revised
Boundary)

Site Ref: AS13
Garages
at
Blackford Road

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

South Oxhey
SA1 Biodiversity

F.2.14

Explanatory Comments
 Although the site has some areas of previously developed land, it is mostly greenfield
and has some biodiversity value (SA1) and much of the development would be on
undeveloped land (SA6).



-

-



-



-

?

-









-

-

? The site has potential to include heritage assets of archaeological interest (SA8).
 The site is located close to services and facilities including a bus stop (SA4 & SA11),
is adjacent to playing fields for recreation (SA10) and the development would include
a new play area (SA12) and would deliver 43 new dwellings (SA13).

-

-

?



-



-

-

?





-



F-26

-

-

? Approximately 10% of the site is at high risk of surface water flooding and
approximately 50% of the site is medium-low risk of surface water flooding (SA3).
Redevelopment of the garages may help improve the local townscape (SA9).
 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services, including a regular bus service (SA4 & SA11) and open
space (SA10), and would deliver 7 new dwellings (SA13).
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Site Ref: AS31
Garages
at
Woodhall Lane

Site
Ref:
NW34a
Garages r/o The
Dick
Whittington

-

-

?



-



-

-

?

?



-



-

-

 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services, including a regular bus service and train station (SA4 &
SA11), and would deliver 6 new dwellings (SA13).
? Redevelopment of the garages may help improve the local townscape (SA9).

-

-

-



-



-

-

?





-



-

-

?

Northwick Day

?

-

?



-



-

-

-





 The site is classified as previously developed land (SA6). The site is in close proximity
to local facilities and services including public transport (SA4 & SA11), open space
(SA10), and would deliver 6 new dwellings (SA13).

? TPOs are in place to the north and north-west of the site (SA1) and there is a risk of
surface water flooding on the road to the north (SA3). Northwick Day Centre will be
lost but the facility will be re-provided elsewhere in the community (SA12).

Site Ref: BR20
Centre

? The southern half of the site (51% of the site) is at high risk of surface water flooding
(SA3). Redevelopment of the garages may help improve the local townscape (SA9). The
site is at some distance from open space (SA10).



-
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-

 The site is within an existing settlement, close to facilities and services including a
bus stop (SA4 & SA11) and is on previously developed land (SA6). The development is
close to open space and play space (SA10 & SA12) and will deliver 48 new dwellings
(SA13).
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Site Ref: CFS12
Kebbell House
and Land to
Rear,
Delta
Gain,
Carpenders
Park

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

Carpenders Park
SA1 Biodiversity

F.2.15

?
−

−

?



−



−

−



?











Site Ref: CFS13
Land at Oxhey
Lane, Watford
Heath



-

-



-

-

-













-

-

Explanatory Comments
? Most of the site is in Flood Zone 2, with a small portion to north of site in Flood Zone
3b. Parts of the site are at a high risk of surface water flooding (SA3). The site is of low
sensitivity to built development and the redevelopment of a former car park may
improve the local townscape (SA9). Noise and vibration from the railway may affect the
wellbeing of new residents (SA10).
 The majority of the site is classified as previously developed land (SA6). The site is in
close proximity to local facilities and services including a bus stop and railway station
(SA4 & SA11) The development is close to open space and play space (SA10 & SA12)
and would deliver 68 new dwellings (SA13). In addition, there may be new employment
development, which would support the local economy and job creation (SA14 & SA15).
 Development of this greenfield site would have adverse effects on biodiversity (SA1)
and would extend Watford Heath, eroding the gap with Carpenders Park (SA9).
Development may disrupt the historic agrarian setting of a Grade II Listed Building
opposite the site and the site may contain heritage assets of archaeological interest
(SA8).
 The site is located reasonably close to services and facilities (SA4 & SA11). The
development will provide new open space and play space (SA10 & SA12) and would
deliver 119 new dwellings (SA13).

Site Ref: CFS14
Land North of
Oxhey
Lane,
Carpenders
Park

 Development of this greenfield site, with a wooded area, would have adverse effects
on biodiversity (SA1), would result in the loss of agricultural land (SA6) and would
extend Watford Heath, eroding the gap with Carpenders Park (SA9).


?

?



−



−

−











−

−

? The Oxhey Brook runs along the site’s south-eastern boundary (SA2) and some small
parts of the site are at a high risk of surface water flooding (SA3).
 The site is in relatively close proximity to local facilities and services, though is at a
distance from a primary school (SA4 & SA11). The development will provide new open
space and play space (SA10 & SA12) and would deliver 149 new dwellings (SA13).
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Site Ref: CFS69a
Land
at
Carpenders
Park Farm Revised
Boundary

 The site is greenfield land likely to have some biodiversity value and there is a Local
Wildlife Site close to the south of the site (SA1). It is in use as agricultural land (SA6).
Development would extend Carpenders Park into open countryside at a site with
medium-high sensitivity to built development (SA9).





-

?



-

-

?











-

-

 The site is reasonably close to local facilities and services and a London overground
station (SA4 & SA11). The site is of a size that it could provide new open space and play
space (SA10) and a primary school (SA12). The site would deliver 485 new dwellings
(SA13).

?

Site Ref: PCS47
South of Little
Oxhey
Lane,
Carpenders
Park

? Flood Zone 3b is located approximately 10 metres to the south of the site (SA3). The
site was previously a dairy farm and development could provide an opportunity for
remediation of any contamination (SA6). There are three Grade II Listed Buildings and
a Scheduled Monument close to the south of the site and there is potential for the site
to include heritage assets of archaeological interest (SA8).

 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Carpenders Park
into open countryside (SA9).


−

?



−



−

−












−

−

? Part of the site is at a high risk of surface water flooding (SA3).
 The site is in close proximity to local facilities and services including a bus stop (SA4
& SA11) and would provide new open space, play space and potentially a primary
school (SA10 & SA12).
 Development would deliver 678 new dwellings (SA13).
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F.3

Gypsy and Travellers and Travelling Showpeople

Preferred Policy on Sites for Gypsies and Travellers and Travelling Showpeople
Allocation and Safeguarding Existing Authorised Sites
Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

No predicted effects

-

-

-

-

-

2

Water

No predicted effects

-

-

-

-

-

3

Flood Risk

No predicted effects

-

-

-

-

-

4

Climate Change

No predicted effects

-

-

-

-

-

5

Air Quality

No predicted effects

-

-

-

-

-

6

Soils

No predicted effects

-

-

-

-

-

7

Resource
Efficiency

No predicted effects

-

-

-

-

-

8

Historic
Environment

No predicted effects

-

-

-

-

-

9

Landscape/
Townscape

No predicted effects

-

-

-

-

-

10

Health and
Wellbeing

No predicted effects

-

-

-

-

-

11

Sustainable
Locations

No predicted effects

-

-

-

-

-

12

Community
Cohesion

Safeguarding allocated traveller sites will help to ensure that the social needs of the gypsy, traveller and
travelling showpeople community are met.

P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence
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Assessment of Effect

14

Sustainable
Prosperity

15

Employment and No predicted effects
Skills

No predicted effects

F-31

In long
term

Housing

In medium
term

Safeguarding allocated traveller sites will help to ensure that the housing needs of the gypsy, traveller and
travelling showpeople community are met.

13

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

P

L







-

-

-

-

-

-

-

-

-

-
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Site Ref:
CFS70a Croxley
Business Park Employment

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

Potential Employment Allocations
SA1 Biodiversity

F.4

?

?





-



-

-

?

-



-

-







?





-

-

-

-

?







-

-

-



?





-



-





?



-

-





Site Ref:
CFS70b Croxley
Business Park Open Space

Site Ref:
CFS32a Land at
Lynsters Farm

F-32

Explanatory Comments
 Part of the site is in Flood Zone 3b and there is a low-medium risk of surface water
flooding along the western boundary (SA3).
? The site contains a TPO (SA1) and is wholly within GSPZ1 which risks contamination
of the groundwater source (SA2). The site is of medium-low sensitivity to built
development and redevelopment of the car park may improve local townscape (SA9).
 The site is in a sustainable location and is close to a bus stop (SA4 & SA11) and
makes use of previously developed land (SA6). The business development would help
to support the local economy and job provision (SA14 & SA15).
 There would be a loss of greenfield land and grassland and the site is adjacent on its
western side to a Local Nature Reserve and an SSSI (SA1). A small part of the site is
within Flood Zone 3b and there is a moderate-high risk of groundwater flooding
across the site and a high risk of surface water flooding on the eastern edge (SA3).
? The site is wholly within GSPZ1 which risks contamination to the groundwater
source (SA2). Development may affect the local landscape which is of medium-low
sensitivity to built development (SA9).
 The site is in a sustainable location, though is at some distance from a bus stop
(SA4 & SA11) and would provide space for sport and leisure (SA10 & SA12).
 The site, which contains a TPO, is considered to be of high ecological sensitivity and
is adjacent to a LWS to the south. There is another LWS and an LNR close to the
northern boundary (SA1) and development would expand Maple Cross into open
countryside (SA9). The majority of the site is in Flood Zone 2 and the southern
boundary is adjacent to Flood Zone 3b. The whole site is at high risk of surface water
flooding and very high risk of groundwater flooding (SA3). The development would
result in the loss of agricultural land (SA6) . The site may include heritage assets of
archaeological interest. There is a Grade II listed building on the site and development
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?
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SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

SA3 Flood risk

SA2 Water

Site Location

SA1 Biodiversity

SA Objective

Explanatory Comments
would impact upon its historic agrarian setting (SA8). Though the site is reasonably
close to a small number of local services, it is not well served by public transport and
cannot be considered a sustainable location (SA4 & SA11).
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2). The
south western part of the site was previously a landfill and development could
provide an opportunity for remediation of any contamination (SA6). The site’s
proximity to Maple Lodge Sewage Treatment Works may cause odour which affects
the wellbeing of employees (SA10).
 The development of commercial uses would help to support the local economy and
job provision (SA14 & SA15).

RPN5025

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

Existing Employment Sites

SA1 Biodiversity
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Site Ref: E(a)
Croxley
Business Park
-

?

?

-

-

-

-

-

-

-

-

-

-





-

?

?

-

-

-

-

-

-

-

-

-

-





?

-

-

-

-

?

-

?

-

?

-

-

-







Site Ref: E(b)
Tolpits Lane

Site Ref: E(d)
Maple
Cross/Maple
Lodge

F-34

Explanatory Comments
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2). The
northern boundary is adjacent to Flood Zone 3b and there is a risk of surface water
flooding across the site (SA3).
 Continued use of the site as a business park would support the local economy and
job retention (SA14 & SA15).
NB: This site is already allocated and in use for employment uses and therefore has
been assessed in this light, rather than as if it were a new allocation involving future
new development.
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2) and
there is a risk of surface water flooding across the site (SA3).
 Continued use of the site as an employment site would support the local economy
and job retention (SA14 & SA15).
NB: This site is already allocated and in use for employment uses and therefore has
been assessed in this light, rather than as if it were a new allocation involving future
new development.
? The site is partly greenfield, is close to a Local Wildlife Site and contains TPOs and
therefore any further expansion within the site could have an adverse effect on
biodiversity (SA1). Part of the site has asbestos contamination and development could
provide an opportunity for remediation of any contamination (SA6 & SA10). Further
development could affect the setting of two listed buildings to the south-west of the
site (SA8).
 Continued use of the site as an employment site would support the local
economy and job retention and the site is contributing to meeting demand for
industrial floorspace in the District due to its spare capacity of approx.
18,000sqm/5ha (SA14 & SA15).
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SA3 Flood risk

SA4 Climate change

SA5 Air quality

SA6 Soils

SA7 Resources

SA8 Historic envt.

SA9 Landscape

SA10 Health

SA11 Sust. locations

SA12 Communities

SA13 Housing

SA14 Economy

SA15 Employment

Site Ref: E(e)
Kings Langley
Employment
Site

SA2 Water

Site Location

SA1 Biodiversity

SA Objective

-

?

?

-

-

-

-

-

-

-

-

-

-
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Explanatory Comments
? Some parcels which make up the site are in GSPZ1 which risks contamination to the
groundwater source (SA2). Much of the site is within Flood Zone 3b and there is a risk
of surface water flooding across the site (SA3).
 Continued use of the site as an employment site would support the local economy
and job retention (SA14 & SA15).
NB: This site is already allocated and in use for employment uses and therefore has
been assessed in this light, rather than as if it were a new allocation involving future
new development.
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SA5 Air quality

SA6 Soils

SA7 Resources

SA8 Historic envt.

SA9 Landscape

SA10 Health

SA11 Sust. locations

SA12 Communities

SA13 Housing

SA14 Economy

SA15 Employment

Site Ref: CFS28
Land at Gypsy
Lane, Hunton
Bridge
Leavesden
Studios
expansion

SA4 Climate change

Site Location

SA3 Flood risk

SA Objective

SA2 Water

Warner Bros. Studio at Leavesden
SA1 Biodiversity

F.6



−

−



−



−

−



−



−

-









?

?



-



-

?



-



-

-







Site Ref: OSPF6
Land west of
Leavesden
Aerodrome

F-36

Explanatory Comments
 Development of this greenfield site, which is adjacent to two wildlife sites, would
have adverse effects on biodiversity (SA1), would result in the loss of agricultural land
(SA6) and affect local landscape (SA9).
 The site is proposed for extension of the existing Leavesden Studios and is in a
relatively sustainable location (SA4 & SA11).
 Development of this site would allow expansion into this area of Leavesden
Studios which is of importance to the local and national economy as an employer and
a visitor site. Development would contribute to the growth of the creative industry
in this area (SA14 and SA15).
 The site is greenfield includes a number of TPOs and a veteran tree at the site’s centre
(SA1). Development would take place on undeveloped land (SA6) and would affect local
landscape (SA9).
? A small part of the site is in GSPZ1 which risks contamination to the groundwater
source (SA2) and a small area in the south-east of the site is at high risk of surface water
flooding (SA3). The site is next to Hunton Bridge Conservation Area which contains
several Grade II and Grade II* Listed Buildings. The site may include heritage assets of
archaeological interest (SA8).
 The site is proposed for extension of the existing Leavesden Studios and is in a
relatively sustainable location (SA4 & SA11).
 Development of this site would allow expansion into this area of the nationally
important Leavesden Studios which is of importance to the local and national
economy as an employer and a visitor site. Development of this site would contribute
to the growth of the creative industry in this area (SA14 & SA15).
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F.7

Town Centres and Retail

Town Centre Boundaries and Primary Shopping Areas for the Town Centre (Rickmansworth) and District Centres (South Oxhey,
Abbots Langley and Chorleywood)
See the assessment for Preferred Policy Option 9 (Retail and Leisure) in Appendix E.

F.8

Open Space

See assessment for Preferred Policy Option 22 (Open Space, Play Space, Sport and Recreation) in Appendix E.
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F.9

Education

Proposed Policy on Education Allocations
Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

No predicted effects

-

-

-

-

-

2

Water

No predicted effects

-

-

-

-

-

3

Flood Risk

No predicted effects

-

-

-

-

-

4

Climate Change

No predicted effects

-

-

-

-

-

5

Air Quality

No predicted effects

-

-

-

-

-

6

Soils

No predicted effects

-

-

-

-

-

7

Resource
Efficiency

No predicted effects

-

-

-

-

-

8

Historic
Environment

No predicted effects

-

-

-

-

-

9

Landscape/
Townscape

No predicted effects

-

-

-

-

-

10

Health and
Wellbeing

No predicted effects

-

-

-

-

-

11

Sustainable
Locations

No predicted effects

-

-

-

-

-

12

Community
Cohesion

Meeting identified educational needs at the most appropriate sites, and safeguarding those sites, will help to
improve everyone’s access to education.

P

L







13

Housing

No predicted effects

-

-

-

-

-

SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence
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Assessment of Effect

Sustainable
Prosperity

15

Employment and Meeting identified educational needs at the most appropriate sites, and safeguarding those sites, will help to
Skills
enable the provision of new and enhanced educational facilities.

No predicted effects

In long
term

14

In medium
term

Justification and Evidence

In short
term

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Scale

SA Objective

Significance of Effects

Permanence

Nature of Effect

-

-

-

-

-

P

L







Site Ref: CFS11
Carpenders
Park Farm,
Oxhey Lane,
Carpenders
Park



?

?



−



−

?



−





-

−

F-39

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

SA3 Flood risk

Site Location

SA2 Water

SA Objective

SA1 Biodiversity

Proposed Education Allocations



Explanatory Comments
 Development of this greenfield site would have adverse effects on biodiversity
(SA1), would result in the loss of agricultural land (SA6) and would extend Carpenders
Park into open countryside at a site with medium-high sensitivity to built
development (SA9).
? The Oxhey Brook runs along the site’s northern boundary (SA2) and some small parts
of the site are at a high risk of surface water flooding (SA3). The development may
affect the setting of a number of nearby Grade II Listed Buildings (SA8).
 The site is in close proximity to existing and potential new housing and is close to a
bus stop (SA4 & SA11). Development would provide a new secondary school (SA12)
which would also provide employment and training opportunities (SA15).

RPN5025

SA2 Water

SA3 Flood risk

SA4 Climate change

SA5 Air quality

SA6 Soils

SA7 Resources

SA8 Historic envt.

SA9 Landscape

SA10 Health

SA11 Sust. locations

SA12 Communities

SA13 Housing

SA14 Economy

SA15 Employment

Site Location

SA1 Biodiversity

SA Objective



-

-



-



-

-



-





-

-



Site Ref: S(c)
Woodside Road

F-40

Explanatory Comments
 The site contains TPOs and development of this greenfield site would have adverse
effects on biodiversity (SA1). Development of this site would take place on
undeveloped land (SA6) and would extend Abbots Langley in to countryside (SA9).
 The site is in close proximity to housing and to a bus stop with a regular service
(SA4 & SA11). Development would provide a new primary school (SA12) which would
also provide employment opportunities (SA15).
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F.10

Green Belt

Proposed Insetting of Bedmond
Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

No predicted effects

-

-

-

-

-

2
3
4

Water
Flood Risk
Climate Change

No predicted effects
No predicted effects
No predicted effects

-

-

-

-

-

5
6
7

Air Quality
Soils
Resource
Efficiency
Historic
Environment
Landscape/
Townscape
Health and
Wellbeing
Sustainable
Locations
Community
Cohesion

No predicted effects
No predicted effects
No predicted effects

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

P

L







P

L







P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

8
9
10
11
12
13
14
15

No predicted effects
No predicted effects
No predicted effects
No predicted effects
No predicted effects

Insetting Bedmond could enable appropriate housing development to take place in the village, which may have
previously been prevented by the Green Belt washing over the village.
Sustainable
Insetting Bedmond could enable small scale employment/economic development to take place in the village,
Prosperity
which may have previously been prevented by the Green Belt washing over the village.
Employment and Insetting Bedmond could enable small scale employment/economic development to take place in the village,
which may have previously been prevented by the Green Belt washing over the village. This could enable some
Skills
additional local employment opportunities.
Housing
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F.11

Langleybury and the Grove

Proposed Policy on Langleybury and The Grove
Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

No predicted effects

-

-

-

-

-

2

Water

No predicted effects

-

-

-

-

-

3

Flood Risk

No predicted effects

-

-

-

-

-

4

Climate Change

No predicted effects

-

-

-

-

-

5

Air Quality

No predicted effects

-

-

-

-

-

6

Soils

No predicted effects

-

-

-

-

-

7

Resource
Efficiency

No predicted effects

-

-

-

-

-

8

Historic
Environment

No predicted effects

-

-

-

-

-

9

Landscape/
Townscape

No predicted effects

-

-

-

-

-

10

Health and
Wellbeing

No predicted effects

-

-

-

-

-

11

Sustainable
Locations

No predicted effects

-

-

-

-

-

12

Community
Cohesion

No predicted effects

-

-

-

-

-

13

Housing

P

L







SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

The policy approves residential use at Langleybury which would contribute to meeting the District’s housing
need.
F-42
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Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

P

L







Employment and The policy approves hotel and leisure development at both Langleybury and The Grove as well as continued use
Skills
of the Langleybury land for agricultural uses. This would support the local economy and employment
opportunities within the District.

P

L







Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

14

15

Significance of Effects

The policy approves hotel and leisure development at both Langleybury and The Grove as well as continued use
of the Langleybury land for agricultural uses. This would support the local economy and employment
opportunities within the District.

SA Objective

Nature of Effect

Sustainable
Prosperity

F-43
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SA11 Sust. locations

SA12 Communities

SA13 Housing

SA14 Economy

SA15 Employment

?

SA10 Health



SA9 Landscape

SA5 Air quality

?

SA8 Historic envt.

SA4 Climate change

?

SA7 Resources

SA3 Flood risk



SA6 Soils

SA2 Water

Site Location

SA1 Biodiversity

SA Objective

-

?

-

?



-







Site Ref: L&TG
Langleybury
and the Grove


/

F-44

Explanatory Comments
 Much of the site areas are on greenfield land and both parcels of land contain TPOs,
whilst the southern parcel (The Grove) contains two Local Wildlife Sites and an area of
Ancient Woodland (SA1). The sites are located at some distance from services and
facilities, though is reasonably close to a bus stop (SA4 & SA11).
? Part of The Grove area is in GSPZ1 which risks contamination to the water source
(SA2). Part of the southern parcel of land is within Flood Zone 3b, and the northern
parcel of land is adjacent to Flood Zone 3b which runs along the eastern boundary.
Both sites have areas which are at high risk of groundwater flooding (SA3). The site
contains a number of Grade II and Grade II* Listed Buildings and three Grade II Listed
bridges which could all be affected by the development, including Langleybury House
which is on Historic England’s Heritage and Risk register (SA8). Access to the Public
Rights of Way which run across both parcels of land may be disrupted (SA10). The
Langlebury area, where residential development is intended, is close to the M25
which may have negative impacts on residents’ health and wellbeing due to noise and
air quality (SA5 & SA10).
/ The sites are made up of a combination of greenfield and previously developed
land (SA6).
 The development would provide 20-30 new dwellings on the Langleybury site (Site
H7) where a residential use is considered to be appropriate (SA13). The development
of the hotel and leisure facilities would support the local economy and job creation
(SA14 & SA15).
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F.12

Maple Lodge Wastewater Treatment Works

Proposed Policy on Maple Lodge Wastewater Treatment Works
Assessment of Effect
Permanence

Scale

In short
term

In medium
term

In long
term

Significance of Effects

1

Biodiversity

No predicted effects

-

-

-

-

-

2

Water

No predicted effects

-

-

-

-

-

3

Flood Risk

No predicted effects

-

-

-

-

-

4

Climate Change

No predicted effects

-

-

-

-

-

5

Air Quality

No predicted effects

-

-

-

-

-

6

Soils

No predicted effects

-

-

-

-

-

7

Resource
Efficiency
Historic
Environment
Landscape/
Townscape

No predicted effects

-

-

-

-

-

-

-

-

-

-

P

L







-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

-

SA Objective

Nature of Effect
Including where appropriate whether the effects are direct/indirect and likely/unlikely.
Justification and Evidence

8
9

10
11
12

Health and
Wellbeing
Sustainable
Locations
Community
Cohesion

No predicted effects
Minor positive effects have been identified through the requirements of the policy to retain the landscape
setting provided by mature vegetation on the site boundaries and area surrounding the site, as well as the
requirement that any further buildings should be of comparable height to other nearby structures on the site.
No predicted effects
No predicted effects
No predicted effects

13

Housing

No predicted effects

14

Sustainable
Prosperity

No predicted effects
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Assessment of Effect

F-46

In long
term

Employment and No predicted effects
Skills

In medium
term

15

In short
term

Justification and Evidence

Scale

Including where appropriate whether the effects are direct/indirect and likely/unlikely.

Significance of Effects

Permanence

SA Objective

Nature of Effect

-

-

-

-

-

RPN5025

Appendix G
G.1

Sites not proposed for allocation

SHELAA Sites

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

SA3 Flood risk

Site Location

SA2 Water

SA Objective

SA1 Biodiversity

Abbots Langley & Leavesden

 The site is open grassland with biodiversity value (SA1) and there would be a loss of
undeveloped greenfield land (SA6). The site is at a distance from services and facilities
and is not well served by public transport (SA4 & SA11).
? The site is of medium-low sensitivity to the built environment (SA9). The site is at a
distance from any open space (SA10).

Site Ref: CFS1
114-118 Toms
Lane



-



-



-

-

-

?

?





-

-

Explanatory Comments

-

 The development would deliver 10-20 new dwellings (SA13).
Site Ref: CFS2
?

Three Acres
?

-

-



-


/

-

-

-



-



-

-







-

-



Site Ref: CFS7
South of Toms
Lane, North of
Abbots Langley



-

-



?


/

-



?

?

G-1

 The site is some distance from facilities and services, including a primary school and
has poor access to Kings Langley centre and to public transport (SA4 & SA11).
/ The site is composed of greenfield and previously developed land (SA6).
? There are TPOs in place around the north, east and western site boundaries (SA1).
The site is close to a railway line which may affect the wellbeing of residents due to the
noise (SA10).
 The site is close to open space for recreation (SA10) and would deliver 25-35 new
dwellings (SA13).
 The site is greenfield and has some biodiversity value (SA1). The setting of the listed
tithe barn to the south of the site would be disrupted by development and there is
potential that the site includes heritage assets of archaeological interest (SA8).
/ The site is made up of greenfield land with some areas of previously developed
land (SA6).

RPN5025



Site Ref: CFS8a
Notley Farm,
Bedmond Road

?



-

-



-



-

?









-

-







−

−



Site Ref: CFS8b
Notley Farm,
Bedmond Road,
Abbots Langley,
WD5 0GX

?


−

?



−



−

−




Site Ref: CFS8c
Notley Farm,
Bedmond Road,
Abbots Langley,
WD5 0GX

?


−

−



−



−

−











G-2

−

−

? The site’s proximity to the M25 may have negative impacts on residents’ health and
wellbeing due to noise and air quality (SA5 & SA10). The development would affect the
local landscape which is considered to have medium-low sensitivity to built
development (SA9).
 The site is in close proximity to most local facilities and services and is close to a bus
stop, though is at a distance from any railway station (SA4 & SA11). The development
would provide new open space and play space (SA10 & SA12) and would deliver 55-85
new dwellings (SA13).
 This site is made up of greenfield land which has TPOs along the boundary, veteran
trees and an ancient tree within the site (SA1). The land is currently in use for
agriculture (SA6). Development here would extend Abbots Langley in to open
countryside and the site is of medium-low sensitivity to built development (SA9).
? The site is close to Abbots Langley Conservation Area and two Grade II Listed Buildings
(SA8). The site is close to open space but the development may disrupt the public right
of way which runs along the northern site boundary (SA10).
 The site is in close proximity to most local facilities and services and is close to a bus
stop, though is at a distance from any railway station (SA4 & SA11). The development
would provide new open space and play space (SA10 & SA12) and would deliver 55-70
new dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Abbots Langley into
open countryside (SA9).
? A small section of the site is at high risk of surface water flooding (SA3). Development
could adversely affect users of the public right of way that runs along the northern and
southern boundary of the site and the site’s southern boundary (SA10).
 The site is in close proximity to local facilities and services and is reasonably close to
a bus stop, though is at a distance from a railway station (SA4 & SA11). The
development includes new open space and play space (SA10 & SA12) and would deliver
125-165 new dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Abbots Langley into
open countryside at site with medium sensitivity to built development (SA9).
? Development could adversely affect users of the public right of way that runs along
the northern and southern boundary of the site (SA10).
 The site is in close proximity to local facilities and services and is close to a bus stop,
though is at a distance from a railway station (SA4 & SA11). The development includes
new open space and play space (SA10 & SA12) and would deliver 160-215 new
dwellings (SA13).
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Site Ref: CFS8d
Notley
Farm
(combined
sites)

?



-

-



-



-

?









-

-



Site Ref CFS26a
The Kings
Langley Estate,
Abbots Langley

?



−

−



?



−

?










−

−



−

?



?



−

?





? The site is in close proximity to the M25 which could result in air quality and noise
issues for residents of new housing. The site is in close proximity to Abbots Langley
Conservation Area and Grade II* and Grade II Listed Buildings (SA8). Development
could also adversely affect users of the public rights of way that run through the site
(SA10).
 The site is in close proximity to local facilities and services, though is at some distance
from a bus stop (SA4 & SA11). Development of the site would provide 25ha of open
space as well as play space (SA10) and a new primary school (SA12).

Site Ref CFS26b
The Kings
Langley Estate,
Abbots Langley


 This site is made up of greenfield land which has TPOs along the boundary, veteran
trees and an ancient tree within the site (SA1). The land is currently in use for
agriculture (SA6). Development here would extend Abbots Langley into open
countryside (SA9).
? The site is close to Abbots Langley Conservation Area and two Grade II Listed Buildings
(SA8). Development would disrupt the public right of way which runs across the centre
of the site (SA10).
 The site is in close proximity to most local facilities and services and is close to a bus
stop, though is at a distance from any railway station (SA4 & SA11). The development
would provide new open space and play space (SA10 & SA12) and would deliver 342456 new dwellings (SA13).
 Development of this greenfield site, which contains a Local Wildlife Site and Ancient
Woodland, would have adverse effects on biodiversity (SA1), would result in loss of
agricultural land (SA6) and would extend Abbots Langley into open countryside in an
area with medium-high sensitivity to built development (SA9).








G-3

−

−

 Development of the site would deliver 1,000 new dwellings (SA13).
 Development of this greenfield site, which contains two Local Wildlife Sites and an
Ancient Woodland, would have adverse effects on biodiversity (SA1), would result in
the loss of agricultural land (SA6) and would extend Kings Langley into open
countryside (SA9).
? Small parts of the site are at high risk of surface water flooding (SA3). The site contains
a Site of Known Archaeological Interest (SA8). The site is in close proximity to the M25
which could result in air quality and noise issues for residents of new housing (SA5 &
SA10). Development could also adversely affect users of the public rights of way that
run through the site (SA10).
 Development of the site would provide new open space, play space (SA10) and
community facilities including local shops (SA4 & SA11) and a primary school (SA12).
 Development would deliver 1,864 new dwellings (SA13).
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Site Ref:
CFS26a &
CFS26b
combined site

?





-

?



?

-

?
















?

Site Ref CFS26b
The
Kings
Langley Estate,
Abbots Langley

Site Ref: CFS26d
Land to the east
of the Kings
Langley Estate



−

?



?



−

?












−





-

-



-



-

?











-

-

G-4

 Development of this greenfield site, which contains a Local Wildlife site, Ancient
Woodland and TPOs, would have adverse effects on biodiversity (SA1), would result in
loss of agricultural land (SA6) and would extend Abbots Langley into open countryside
in an area with medium-high sensitivity to built development (SA9).
? There is a risk of surface water flooding in areas of the site (SA3). The site is in close
proximity to the M25 which could result in air quality (SA5) and noise issues for
residents of new housing and development could also adversely affect users of the
public rights of way that run through the site (SA10). An area of the site was previously
a landfill and development could provide an opportunity for remediation of any
contamination (SA6). The site is in close proximity to Abbots Langley Conservation Area
and Grade II* and Grade II Listed Buildings (SA8).
 The site is reasonably close to services and facilities and enhancements to Kings
Langley train station are proposed, though it is at a distance from a bus stop (SA4 &
SA11). Development would provide new facilities including new healthcare facilities,
open space (SA10), play space, a community centre, two primary schools (SA12), a
secondary school and local shops (SA14 & SA15).
 Development would deliver 2,340 new dwellings (SA13).
 Development of this greenfield site, which contains two Local Wildlife Sites and an
Ancient Woodland, would have adverse effects on biodiversity (SA1), would result in
the loss of agricultural land (SA6) and would extend Kings Langley into open
countryside (SA9).
? Small parts of the site are at high risk of surface water flooding (SA3). The site contains
a Site of Known Archaeological Interest (SA8). The site is in close proximity to the M25
which could result in air quality and noise issues for residents of new housing (SA5 &
SA10). Development could also adversely affect users of the public rights of way that
run through the site (SA10).
 Development of the site would provide new open space, play space (SA10) and
community facilities including local shops (SA4 & SA11) and a primary and secondary
school (SA12 & SA15).
 Development would deliver 1,375 new dwellings (SA13).
 The site, which is close to a number of TPOs, is greenfield (SA1) and is currently in
use as agricultural land (SA6). There would be a loss of a large area of green space and
development would extend Bedmond into open countryside (SA9).
? A Locally Listed Building is located to the immediate east of the site (SA8).
 The site is within a reasonable distance to services and facilities including a bus stop,
though is at a distance from a railway station, (SA4 & SA11). It is close to a sport and
social centre to the immediate north and open space (SA10 & SA12). The development
would deliver 180-240 new dwellings (SA13).
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Site Ref: CFS62a
Land at 19
Toms Lane



-

-



-



-

-

-

-



-



-

-



-



-

-

Site Ref: CFS62b
1 Toms Lane

?


-

-



-



-

?



Site
Ref:
ACFS9b Little
How Croft


-

-



?



-

?

?

?







-

-

-

-

-



?



-



?

?



-



-

-

Site
Ref:
ACFS9d
Bedmond Road

G-5

 Although there is a small area of previously developed land, the site is mainly
greenfield and has some biodiversity value (SA1) and would result in the loss of
undeveloped land (SA6). The site is some distance from facilities and services, including
a primary school and has poor access to Kings Langley centre and to public transport
(SA4 & SA11).
 The development would deliver 14-18 new dwellings (SA13).
 Although there is a small area of previously developed land, the site is mainly
greenfield and has some biodiversity value (SA1) and would result in the loss of
undeveloped land (SA6). The site is some distance from facilities and services, including
a primary school and has poor access to Kings Langley centre and to public transport
(SA4 & SA11).
? There is a Grade II Listed Building close to the site (SA8) and the site is in close
proximity to the railway line which may cause noise disturbance which could disrupt
residents’ wellbeing (SA10).
 The site is close to open space for recreation (SA10) and the development would
deliver 6-8 new dwellings (SA13).
 The site is greenfield and contains a TPO (SA1) and is currently in use as agricultural
land (SA6).
? The site’s proximity to the M25 may have negative health and wellbeing implications
due to air quality and noise (SA5 & SA10). A Grade II Listed Building is located close to
the site and there is potential for the site to include heritage assets of archaeological
significance (SA8). The site has medium-low sensitivity to built development (SA9).
 The site is reasonably close to facilities and services and public transport (SA4 &
SA11). The development would provide new open space and play space (SA10 & SA12)
and would deliver 30-40 new dwellings (SA13).
 Development would result in a change to the historic agrarian setting of a Grade II*
Listed Building to the south of the site. The site may include heritage assets of
archaeological interest (SA8).
? The site is located close to the M25 which may have negative health and wellbeing
implications due to air quality and noise (SA5 & SA10). The development of the
industrial unit on the site may have benefits for the local landscape and the site is of
medium-low sensitivity to built development (SA9). The site is at some distance from
open space (SA10).
 The site is relatively close to facilities and services including a bus stop, though is at
a distance from a railway station (SA4 & SA11) and partly makes use of previously
developed land (SA6). The site would deliver 20-30 new dwellings (SA13).
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 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of undeveloped land (SA6) and affect landscape at a site with
medium-high sensitivity to built development (SA9). The site is at a distance from public
transport and services and facilities (SA4 & SA11).
? The site is close to the M25 which could affect the health and wellbeing of new
residents through air quality and noise issues (SA5 & SA10). Development could
adversely affect users of the public rights of way that run through the site and along
the eastern and southern boundaries, as well as the designated open space nearby to
the south-west of the site, though some open space would be provided as part of the
development (SA10).
 The development would include new play space (SA12).
 Development would deliver 620-830 new dwellings (SA13).
 A majority of the site lies within an LWS (SA1) and development here may disrupt the
setting of a Grade II* and Grade II Listed Building close to the site (SA8).
/ The site is made up of both greenfield and previously developed land (SA6).
? The site has medium-low sensitivity to the built environment (SA9).
 The site is reasonably close to facilities and services, though is at a distance from a
railway station and the bus service is irregular (SA4 & SA11). The site is close to open
playing fields for recreation (SA10). The development would deliver 5-7 new dwellings
(SA13).
? The site is close to Abbots Langley Conservation Area (SA8) and there would be a loss
of a community facility (SA12).
 The site is within an existing settlement, close to facilities and services including a
bus service, though is at a distance from a railway station (SA4 & SA11). The
development makes use of previously developed land (SA6) and would deliver 7-11
new dwellings (SA13).
 The site is considered as having medium sensitivity to the built environment due to
the historic rural nature of the setting (SA9). The site is located at a distance from
services and facilities and is not well served by public transport (SA4 & SA11).
? There are a number of TPOs along the boundary of the site (SA1) and a surface water
flow path crosses the site, giving a medium-high risk of surface water flooding (SA3).
 The site is previously developed land which was used previously as a gasworks and
development could provide an opportunity for remediation of any contamination
(SA6).The site is close to open space (SA10) and would deliver 15-20 new dwellings
(SA13).
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 Development of this grassland site would have adverse effects on biodiversity (SA1).
Development of this site would affect local landscape (SA9). There would be a loss of
designated open space, though some of this would be retained in the development
(SA10).
 The site is in close proximity to local facilities and services though is not well served
by public transport (SA4 & SA11). The site was previously a landfill site and
development could provide an opportunity for remediation of any contamination
(SA6). The development would include a new play space (SA12) and would deliver 370500 new dwellings (SA13).
 The site is some distance from facilities and services, including a primary school and
has poor access to Kings Langley centre and to public transport (SA4 & SA11).
 The site is previously developed land used as a timber yard. Development could
provide an opportunity for remediation of any land contamination (SA6). The site
would deliver 6-12 new homes (SA13).
 The site is currently in use as a garage and car repair centre and development here
may result in a small number of job losses (SA14 & SA15).
? Replacement of the garage and car repair centre may help to enhance the setting of
the nearby Abbotts Langley Conservation Area (SA8) and the quality of the local
townscape (SA9).
 The site is close to open space (SA10) and facilities and services including public
transport (SA4 & SA11) and makes use of previously developed land (SA6). The
development would deliver 5-8 new dwellings (SA13).
 The site is within a Site of Known Archaeological Interest and may affect the setting
of the Abbots Langley Conservation Area which is adjacent (SA8).
? The development may affect the public right of way which runs along the southwestern boundary (SA10).
 The site is close to open space (SA10) and facilities and services including public
transport (SA4 & SA11) and makes use of previously developed land (SA6). The
development would deliver 20-32 new dwellings (SA13).
 Part of the site is within the Abbots Langley Conservation Area and it is adjacent to
the north to a Site of Known Archaeological Interest (SA8).
? Redevelopment of the garages may help improve the local townscape (SA9)
 The site is close to facilities and services including a bus service, though is at a
distance from a railway station (SA4 & SA11). The site makes use of previously
developed land (SA6) which is close to open space (SA10). The development would
deliver 20-32 new dwellings (SA13).
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 The site is within a Site of Known Archaeological Interest and part of the site is within
the Abbots Langley Conservation Area (SA8).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would deliver 20-32 new dwellings (SA13).
 The site is made up of greenfield land with some biodiversity value (SA1) and there
would be a loss of undeveloped land (SA6). The site lies within a Site of Known
Archaeological Interest and the Abbots Langley Conservation Area (SA8).
? The development may disrupt the public right of way which runs along the southwestern boundary (SA10).
 The site is close to open space (SA10) and facilities and services including public
transport (SA4 & SA11) and would deliver 5-7 new dwellings (SA13).
? The whole site is covered by a TPO, with trees located at the site boundary (SA1).
Redevelopment of the garages may improve the local townscape (SA9).
 The site is in close proximity to local facilities and services including public transport
(SA4 & SA11) and is classified as previously developed land (SA6) and is close to open
space (SA10). The development would deliver 5-6 new dwellings (SA13).
 Development of this greenfield site would have adverse effects of biodiversity (SA1)
and a loss of undeveloped land (SA6). This open site is of medium sensitivity to built
development (SA9). Dedicated public open space used for recreation would be lost
although some of this would be retained as part of the development (SA10 & SA12).
 The site is in reasonably close proximity to facilities and services including a bus stop,
though is at a distance from a railway station (SA4 & SA11) and would deliver 68-102
new dwellings (SA13).
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Explanatory Comments
 Development of this greenfield site with high ecological sensitivity, which contains a
number of TPOs and open grassland and woodland would have adverse effects on
biodiversity (SA1). Development would result in the loss of undeveloped land (SA6) and
would affect the setting of nearby Listed Buildings (SA8).
? Development would affect the local landscape at a site with medium-low sensitivity
to built development (SA9).
 The site is in close proximity to most local facilities and services and is close to a bus
stop, though is at a distance from any railway station (SA4 & SA11). The site’s
development would provide new open space and play space (SA10 & SA12) and would
deliver 25-43 new dwellings (SA13).
 The site, which is close to a number of TPOs, is greenfield (SA1) and is currently in
use as agricultural land (SA6). There would be a loss of a large area of green space and
development would extend Bedmond into open countryside (SA9).
? A Locally Listed Building is located to the immediate east of the site (SA8).
 The site is within a reasonable distance to services and facilities including a bus stop,
though is at a distance from a railway station (SA4 & SA11). It is close to a sport and
social centre to the immediate north and open space (SA10 & SA12). The development
would deliver 285 new dwellings (SA13).
 The site, which is greenfield and contains a number of TPOs, is adjacent to a Local
Wildlife Site and development would adversely affect biodiversity (SA1) and take
place on undeveloped land (SA6). Development would extend Bedmond into open
countryside at a site with medium sensitivity to built development (SA9).
? There is potential that the site includes heritage assets which are of archaeological
interest (SA8). The site is in close proximity to the M25 which could result in air
quality and noise issues for residents of new housing (SA5 & SA10).
 The site is reasonably close to facilities and services, though is at a distance from a
railway station (SA4 & SA11). The development includes open space and play space
(SA10 & SA12) and would deliver 129 new dwellings (SA13).
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 The site is made up of greenfield land with some biodiversity value (SA1) and there
would be a loss of undeveloped land (SA6).
? The site is in use as an open field and has medium-low sensitivity to built development
(SA9).
 The site is reasonably close to services and facilities including a bus stop, though is
at a distance from a railway station (SA4 & SA11). The development would deliver 8-13
new dwellings (SA13).
 Development of this greenfield site, which has a Local Wildlife Site adjacent to the
south, would have adverse effects on biodiversity (SA1), would result in the loss of
agricultural land (SA6) and would extend Bedmond into open countryside at a site with
medium sensitivity to built development (SA9).
? Though the eastern portion of the site is in close proximity to some local facilities and
services, many residents would have to travel to access facilities and the site is poorly
served by public transport (SA4 & SA11). Development could adversely affect users of
the public rights of way that run across the site (SA10).
 Development would include new open space and play space (SA10 & SA12) and
would deliver 204-340 new dwellings (SA13).
 Development of this greenfield site, which contains TPOs, would have adverse effects
on biodiversity (SA1) and result in a loss of agricultural land (SA6). The site’s rural
exposed nature means it has a medium sensitivity to built development (SA9).
? A public right of way runs along the south of the site (SA10).
 The site is reasonably close to open space (SA10) and facilities and services and a bus
stop, though is at a distance from a railway station (SA4 & SA11) and would deliver 3040 new dwellings (SA13)
 The site is made up of open grassland with biodiversity value and there are a number
of TPOs surrounding the site (SA1). There would be a loss of undeveloped land (SA6),
green space and the site is considered to be of medium sensitivity to built development
(SA9).
 The site is within reasonable proximity to services and facilities, though is at a
distance to a railway station (SA4 & SA11) and the development would deliver 6-9 new
dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Bedmond into open
countryside at a site with medium-high sensitivity to built development (SA9).
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? Development could adversely affect the setting of the Grade II Listed Buildings close
to the site (SA8) and users of the public right of way that runs along the eastern
boundary of the site (SA10).
 The development includes new open space and play space (SA10 & SA12), the site is
in close proximity to local facilities and services (SA4 & SA11) and would deliver 172230 new dwellings (SA13).
 Development of this greenfield site, which has a wildlife site adjacent to the south,
would have adverse effects on biodiversity (SA1), would result in the loss of agricultural
land (SA6) and would extend Bedmond into open countryside at a site with medium
sensitivity to built development (SA9).
? Development could adversely affect users of the two public rights of way that run
across the site (SA10).
 The site is in close proximity to local facilities and services, though is poorly served
by public transport (SA4 & SA11). The development would include new open space and
play space (SA10 & SA12) and would deliver 85-145 new dwellings (SA13).
 The site is made up of grassland with some biodiversity value (SA1) and is currently
used as agricultural land (SA6).
? There are a number of Grade II and Locally Listed Buildings nearby to the site and the
site may contain heritage assets of archaeological interest (SA8).
 The site is within reasonable proximity of facilities and services including a bus stop,
though is at a distance from a railway station (SA4 & SA11). The site is close to open
space (SA10) and would deliver 15-25 new dwellings (SA13).
 The site is made up of grassland with some biodiversity value (SA1) and is currently
used as agricultural land (SA6).
? There are a number of Grade II and Locally Listed Buildings nearby to the site and the
site may contain heritage assets of archaeological interest (SA8).
 The site is within reasonable proximity of facilities and services including a bus stop,
though is at a distance from a railway station (SA4 & SA11). The site is close to open
space (SA10) and would deliver 15-25 new dwellings (SA13).
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 The site is mostly made up of greenfield land which has some biodiversity value (SA1).
The site is mainly greenfield, although there is some previously developed land and
development could provide an opportunity for remediation of any contamination from
the previous use as a pet cemetery (SA6).
? The site may include heritage assets of archaeological interest and there are some
Grade II and Locally Listed Buildings nearby, though these are at a distance from the
site (SA8). Loss of the pet cemetery could have adverse effects on the wellbeing of
individuals and local communities that are directly affected (SA10 & SA12).
 The site is within reasonable proximity of facilities and services including a bus stop
though is at a distance from a railway station (SA4 & SA11) and would deliver 15-25
new dwellings (SA13).
 The site is made up of greenfield land which has some biodiversity value and is
located next to a Local Wildlife Site (SA1). The development would build on
undeveloped land (SA6). The site is located at a distance from services and facilities
though it does have a bus service (SA4 & SA11).
? The south of the site is in close proximity to the M25 which may have noise and air
quality implications that affect the health and wellbeing of residents (SA5 & SA10). The
site may contain heritage assets of archaeological significance (SA8) and development
would affect the local landscape but the site is classed as having medium-low sensitivity
to built development (SA9).
 The site would deliver 20-35 new dwellings (SA13).
 The site is greenfield and has a high ecological sensitivity due to habitats in the area
(SA1). The site is currently in agricultural use (SA6).
? The site may contain heritage assets of archaeological interest (SA8) and
development would affect the local landscape but the site is classed as having mediumlow sensitivity to built development (SA9).
 The site is within reasonable proximity of facilities and services including a bus
service, though is at a distance from a railway station (SA4 & SA11) and would deliver
30-55 new dwellings (SA13).
 The greenfield area of the site is made up of grassland with some biodiversity value
(SA1).
/ The site is a mix of greenfield and brownfield land (SA6).
? The site may contain heritage assets of archaeological interest and is close to a Grade
II Listed Building (SA8).
 The site is within reasonable proximity of facilities and services including a bus
service, though is at a distance from a railway station (SA4 & SA11) and would deliver
30-55 new dwellings (SA13).
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 Part of the site is within a LWS and is rated as having high ecological sensitivity (SA1).
There would be a loss of green space and the site is considered as having medium
sensitivity to built development (SA9).
? There is a public right of way running across the north of the site (SA10).
 The site is within reasonable proximity of facilities and services, though is at a
distance from a railway station (SA4 & SA11). The site is previously developed land
which was previously a landfill site and development could provide an opportunity for
remediation of any contamination (SA6). The site is close to open space (SA10) and
would deliver 15-20 new dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Bedmond into open
countryside at a site with medium sensitivity to built development (SA9). The site is at
a distance from services and facilities, though does have a bus service (SA4 & SA11).
? Development could adversely affect users of the public right of way that runs along
the west side of the site (SA10).
 Development would include new open space and play space (SA10 & SA12) and
would deliver 43-57 new dwellings (SA13).
 The site is wholly within an LWS and is made up of grassland with vegetation and
tree coverage (SA1).
 The site is considered to have medium-high sensitivity to built development (SA9).
 The site is reasonably close to facilities and services, though has no public transport
access (SA4 & SA11). The site was previously a landfill site and development could
provide an opportunity for remediation of any contamination (SA6). The site would
deliver 65-99 new dwellings (SA13).
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Explanatory Comments
 Development of this greenfield site would have adverse effects on biodiversity
(SA1), would result in the loss of agricultural land (SA6) and would extend Abbots
Langley into open countryside (SA9). The site is at a distance from service and
facilities (SA4 & SA11).
 The development will provide new open space and play space (SA10 & SA12) and
would deliver 166 new dwellings (SA13).
 This greenfield site is considered to have high ecologically sensitivity and it sits
wholly within a Local Wildlife Site (SA1).
 The site is undeveloped land (SA6) within the grounds of a Grade II Listed Building
and an archaeological assessment would be needed prior to development (SA8). The
development would affect local landscape (SA9).
? A public right of way runs along the access route to the site (SA10).
 The site is within a reasonable distance to facilities and services including a bus stop,
though is at a distance from a railway station (SA4 & SA11) and development would
include new open space and play space (SA10 & SA12) and will deliver 30-40 new
dwellings (SA13).
 Development of this greenfield site, which contains a Local Wildlife Site, would have
significant adverse effects on biodiversity (SA1).
 Development would result in the loss of undeveloped land (SA6) and would result in
the loss of open land to the north of Leavesden Green (SA9).
 The site is in close proximity to local facilities and services including a bus service,
though is at a distance from a railway station (SA4 & SA11). The site will include new
open space and play space (SA10 & SA12) and would deliver 95-130 new dwellings
(SA13).
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 The site is made up of greenfield land which has some biodiversity value (SA1). The
development would build on agricultural land (SA6) and affect local landscape (SA9).
? The site’s proximity to the M1 may have noise and air quality impacts that affect
residents’ health and wellbeing (SA5 & SA10). The site may include heritage assets of
archaeological interest (SA8).
 The site is reasonably close to facilities and services including a bus service (SA4 &
SA11) and would deliver 50-70 new dwellings (SA13).
 A small part of the site along the south-western and northern boundaries is in Flood
Zone 3b, with a slightly larger area in Flood Zone 2 (SA3).
? Redevelopment of the garages may improve the local townscape (SA9). The site is
located at a distance from open space (SA10).
 The site is in close proximity to local facilities and services including public transport
(SA4 & SA11) and makes use of previously developed land (SA6). The site would deliver
5 new dwellings (SA13).
 Development at this site would result in the loss of a large area of greenfield with
biodiversity value (SA1) and undeveloped land (SA6). The development would result in
disruption to a public right of way and the loss of which is currently used as playing
fields and sports grounds for the nearby school, although some open space will be
retained as part of the development (SA10 & SA12).
? The site is of medium-low sensitivity to built development (SA9).
 The site is within reasonable proximity to facilities and services including a bus
service, though is at a distance from a railway station (SA4 & SA11).
 The site would deliver 434-620 new dwellings (SA13).
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Explanatory Comments
 Development of this greenfield site would have adverse effects for biodiversity (SA1).
Though a small area of the site is brownfield, there would be a loss of a larger greenfield
area (SA6). The site is some distance from facilities and services, including a primary
school and has poor access to Kings Langley centre and to public transport (SA4 &
SA11).
? Development would affect the landscape at a site with medium-low sensitivity to built
development (SA9).
 Development would provide new open space and play space (SA10 & SA12) and
would deliver 27-36 new dwellings (SA13).
 Development of this largely greenfield site would have adverse effects on biodiversity
(SA1). The site is partly within Flood Zones 2, 3a and 3b, with some areas at a high risk
of surface water flooding (SA3). Development would extend Kings Langley into open
countryside at a site with medium-high sensitivity to built development (SA9).
/ The site is part previously developed land, part greenfield agricultural land (SA6).
? Development could have adverse effects on the River Gade which runs through the
site. In addition the majority of the site is in GSPZ1 (SA2). The site is adjacent to the
M25 which could affect the health of those working at the new businesses through air
quality issues (SA5 & SA10). The site is in close proximity to a number of Grade II Listed
Buildings and a Scheduled Monument (SA8).
 New commercial development would support the local economy and job creation
(SA14 & SA15). The site is reasonably close to local facilities and services (SA4 & SA11).
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 The site contains a number of TPOs and is adjacent to a Local Wildlife Site (SA1). The
eastern side is at high risk of surface water flooding and the boundaries of the site are
located within Flood Zones 3a and 3b and a section of the north is within Flood Zone 2
(SA3). The development would cause harm to the character of the Hunton Bridge
Conservation Area which it lies within and which contains a Grade II Listed Building,
with several more Grade II and Grade II* Listed Buildings in the wider vicinity. The site
may also contain heritage assets of archaeological interest (SA8). The site is considered
to have medium-high sensitivity to built development (SA9).
/ The site is made up of greenfield and previously developed land (SA6).
 The site is at a reasonable distance to facilities and services, though Is not well served
by bus services (SA4 & SA11) and The development would deliver 18-24 new dwellings
(SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1)
and would result in the loss of agricultural land (SA6). The site is some distance from
facilities and services, including a primary school and has poor access to Kings Langley
centre and to public transport (SA4 & SA11).
? The site is of medium-low sensitivity to built development (SA9). Noise and vibration
from the nearby railway may affect the wellbeing of new residents (SA10).
 The site will include new open space and play space (SA10 & SA12) and would deliver
142-213 new dwellings (SA13).
 This development may disrupt views to a Scheduled Monument to the west of the
site. There are also two Grade II Listed Buildings and a Locally Listed Building close to
the site. (SA8). The loss of a retail unit on the site may lead to a small number of job
losses (SA15).
? The site’s location close to Kings Langley railway station and the M25 may impact
residents’ health and wellbeing due to noise and air quality (SA5 & SA10). In addition,
the site is located at a considerable distance from open space (SA10).
 The site is close to facilities and services including a bus stop and railway station,
though is at a distance from a primary school (SA4 & SA11) and is on previously
developed land (SA6). The development would deliver 5-7 new dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1)
and result in a loss of agricultural land (SA6). The site has a medium sensitivity to built
development and development would disrupt views across the Upper Gade Valley
(SA9). The site is some distance from facilities and services, including a primary school
and has poor access to Kings Langley centre and to public transport (SA4 & SA11).
? The site may include heritage assets of archaeological interest (SA8) and the proximity
to the railway line may affect residents’ wellbeing due to noise (SA10).
 The site would deliver 20-30 new dwellings (SA13).
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 The site is greenfield land which contains a number of TPOs (SA1) and is currently
undeveloped (SA6). The site has medium sensitivity to built development (SA9).
? There are a number of Grade II Listed Buildings within close proximity to the site
(SA8). The site’s proximity to the railway line may affect residents’ wellbeing due to
noise and a public footpath runs alongside the site which is at a distance from any open
space (SA10).
 The site is reasonably close to facilities and services, though is at a distance from a
primary school and does not have a regular bus service (SA4 & SA11) Development
would deliver 10-20 new dwellings (SA13).
 The site is composed of greenfield land with biodiversity value (SA1) and
development here would result in a loss of undeveloped land (SA6). The site is some
distance from facilities and services, including a primary school and has poor access to
Kings Langley centre and to public transport (SA4 & SA11).
? The site is considered to be of medium-low sensitivity to built development (SA9).
 The development would deliver 10-15 new dwellings (SA13).
 The greenfield portion of the site is made up of grassland and trees with biodiversity
value (SA1). The site is some distance from facilities and services, including a primary
school and has poor access to Kings Langley centre and to public transport (SA4 &
SA11).
/ The site is made up of greenfield and previously developed land (SA6).
? There may be heritage assets of archaeological interest at this site (SA8). The site has
medium-low sensitivity to built development (SA9).
 The development would include new open space and play space (SA10 & SA12) and
would deliver 25-35 new dwellings (SA13).
 The site is made up of greenfield land which has some biodiversity value (SA1). The
development would build on undeveloped land (SA6) and affect local landscape (SA9).
The site is located at a distance from services and facilities and has poor access to public
transport (SA4 & SA11).
? The site is located at some distance from open space (SA10).
 The site would deliver 10-15 new dwellings (SA13).
 The site is some distance from facilities and services, including a primary school and
has poor access to Kings Langley centre and to public transport (SA4 & SA11).
/ The site is a mixture of greenfield and previously developed land (SA6).
? The site is considered to be of medium-low sensitivity to built development due to
its proximity to neighbouring woodland (SA9).
 The site would deliver 6-9 new dwellings (SA13).
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 Development of this greenfield site would have adverse effects on biodiversity (SA1)
and would result in the loss of agricultural land (SA6) and would disrupt the character
of the Upper Gade Valley which is of medium sensitivity to built development (SA9).
The site is some distance from local facilities and services, including a primary school,
although it does have a bus stop reasonably close by (SA4 & SA11).
? A large surface water flow path runs across the site posing low-high risk of surface
water flooding (SA3).
 The development would include new open space and play space (SA10 & SA12) and
would deliver 175-250 new dwellings (SA13).
 There are TPOs in place adjacent to the western boundary of the site and there would
be a loss of greenfield land and woodland (SA1) and undeveloped land (SA6). The site
does not have good access to local facilities and services, though does not have a bus
stop close by (SA4 & SA11).
? The site is of medium-low sensitivity to built development (SA9). The proximity to the
rail line may have adverse effects on residents’ wellbeing due to the noise (SA10).
 The development would include new open space and play space (SA10 & SA12) and
would deliver 290-415 new dwellings (SA13).
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Explanatory Comments
 The site has high ecological sensitivity due to the woodland on site which has some
biodiversity value (SA1) and is located at a distance from facilities and services, though
is reasonably close to a bus stop (SA4 & SA11).
/ The site is part previously developed land, part greenfield agricultural land (SA6).
? The site is adjacent to the M25 which could affect the health and wellbeing of new
residents through air quality and noise issues (SA5) and is at a distance from any open
space (SA10). The site contains Grade II* and Grade II Listed Buildings which could be
affected by the development of the site (SA8). Potential leisure uses that may be
provided alongside the hotel could contribute to local health and recreation facilities
(SA10 & SA12).
 The site would deliver 120-180 new dwellings (SA13). Development to support the
hotel and ancillary leisure uses would support the local economy and job creation (SA14
& SA15).
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would result in loss of an area of
open countryside (SA9).
? Development could affect the setting of the Hunton Bridge Conservation Area which
is located to the site’s south-eastern boundary (SA8). The site is adjacent to the M25
which could affect the health of those working at the service station through noise and
air quality issues (SA5 & SA10).
 Development of a motorway service station would support the local economy and
job creation (SA14 & SA15).
 The greenfield portion of the site has biodiversity value and includes TPOs in the
centre as well as to the north (SA1). The majority of the site is greenfield land, although
some of the site is PDL and as the site was previously a landfill site development could
provide an opportunity for remediation of any contamination (SA6). There would be a
loss of a large area of green space and the site has medium sensitivity to the built
environment (SA9). Development may affect the setting of the adjacent Hunton Bridge

RPN5025

Conservation Area and the Grade II Listed Building close to the site (SA8). Whilst the
site is close to some limited local facilities and services it is at a distance from main
facilities and services, and has poor public transport provision (SA4 & SA11).
? The site’s proximity to the M25 may have noise and air quality implications which
affect the health and wellbeing of residents (SA5 & SA10).
 Development would include new open space and play space (SA10 & SA12) and
would deliver 294-441 new dwellings (SA13).
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 Development of this greenfield site, which contains a Local Wildlife site and Ancient
Woodland with TPOs, and which is close to the Whippendell Woods SSSI, would have
adverse effects on biodiversity (SA1), would result in the loss of agricultural land (SA6)
and would extend Croxley Green into open countryside (SA9).
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Explanatory Comments












? Parts of the site are at a high risk of surface water flooding (SA3). Development could
affect the setting of the locally listed buildings to the south of the site boundary, Croxley
Green Conservation Area to the south-west and Cassiobury Park Registered Park and
Garden to the north of the site (SA8). Development may disrupt access to the public
rights of way which cross the site (SA10).
 The site is close to local facilities and services, though is at some distance from a bus
stop (SA4 & SA11). Development of the site would provide new open space, a country
park, sports facilities, a health centre and a new community facility (SA10 & SA12) as
well as some local shops that will support the local economy and provide jobs (SA14 &
SA15).

?

 Development would deliver 782 new dwellings (SA13).

G-21

RPN5025

Site
Ref:
PSCFS24 Land
north of Little
Green
Lane,
Croxley Green



-

-



-



-

?



-





-

-



?

?

?



-

-

-

-

?





-



-

-



−

−



−



−

?



?





−











−

−

Site Ref: PCS12
Former Croxley
Station

Site Ref: PCS49
Little
Green
Playing Fields,
Croxley Green

Site Ref: PCS51
Cockaygne,
Loudwater Lane

?


−

?



−


/

−

?




G-22

 This site is made up of greenfield land and is adjacent to a Local Wildlife Site, Ancient
Woodland and has a number of TPOs along its boundary (SA1). It is currently in use as
agricultural land (SA6) and its development would extend Croxley Green into open
countryside (SA9).
? The site is close to Croxley Green Conservation Area which contains some Grade II
Listed Buildings (SA8).
 The site is located on the edge of an existing settlement and has reasonably good
access to public transport (SA4 & SA11). The provision of a new school would benefit
the community and create jobs (SA12 & SA15).
 A small area of designated open space would be lost (SA10).
? A small area of woodland and greenfield land would be lost (SA1) and the site is within
GSPZ1 which risks contamination to the groundwater source (SA2). The area to the
north-east of the site is at high risk of surface water flooding (SA3). The development
would affect local landscape at a site with medium-low sensitivity to built development
(SA9).
 The site is close to facilities and services including a bus service (SA4 & SA11) and
would provide 28-35 new dwellings (SA13).
 Development of this greenfield site, which is adjacent to a LWS, would have adverse
effects on biodiversity (SA1) and would result in the loss of undeveloped land (SA6).
? Development could affect the setting of the Croxley Green Conservation Area, which
is located to the west of the site (SA8). Development could also affect users of the
public right of way that runs along the site’s western boundary (SA10).
 The site is in a sustainable location and has public transport nearby (SA4 & SA11).
Development of a new education facility would have benefits for the local community
and employment (SA12, SA14 & SA15).
 Development of this greenfield site would have adverse effects on biodiversity (SA1)
and would extend Croxley Green into open countryside (SA9). The site is at a distance
from services and facilities and is not well connected to public transport (SA4 & SA11).
/ The site is part previously developed land, part greenfield agricultural land (SA6).
? Small areas of the site are at high risk of surface water flooding (SA3). Development
could adversely affect the Croxley Green Conservation Area, in which the site is partly
located, and the setting of Grade II Listed Buildings within the site (SA8). Development
could also affect users of the public right of way that runs through the site (SA10).
 The development would include new open space and play space (SA10 & SA12) and
would deliver 380-570 new dwellings (SA13).
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 The site may affect the setting of the adjacent Croxley Green Conservation Area and
the Grade II Listed Building close by (SA8).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would deliver 3-6 new dwellings (SA13).

-

? The site is close to the Dickinson Square Conservation Area (SA8) and a public right of
way runs along the northern boundary (SA10).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would deliver 5-7 new dwellings (SA13).
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? A Grade II Listed Building is located close to the site which is close to the Croxley
Green Conservation Area (SA8). Redevelopment of the garages may help improve the
local townscape (SA9).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would deliver 5-7 new dwellings (SA13).
? There is a high risk of surface water flooding across part of the site (SA3) and access
may be disrupted to a public right of way which cuts across the length of the site (SA10).
 The site is close to facilities and services (SA4 & SA11) including a regular bus service
and makes use of previously developed land (SA6). The development would deliver 1016 new dwellings (SA13).
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would result in a loss of employment space (SA14 & SA15).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
Replacement of the workshops may help to enhance the quality of the local townscape
(SA9).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would deliver 6 -10 new dwellings (SA13).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
Redevelopment of the garages may improve the local townscape (SA9).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would deliver 4-6 new dwellings (SA13).
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? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)
and there is a high risk of surface water flooding across most of the site (SA3).
Redevelopment of the garages may bring improvements to the local townscape (SA9).
The proximity to the railway may result in noise disturbance that affects the wellbeing
of residents (SA10).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6). The development would deliver 3-7 new
dwellings (SA13).
? The development may disrupt the public right of way which runs adjacent to the north
of the site (SA10).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would deliver 5-9 new dwellings (SA13).

 The site is greenfield and there are LWSs to the south of both the eastern and
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western parts of the site. The southern boundary is adjacent to an ancient woodland
and there are TPOs in place adjacent to the eastern boundary (SA1). Development
would result in the loss of some agricultural land (SA6). There are Locally Listed and
Grade II Buildings within the vicinity of the site. Part of the site is within Croxley Green
Conservation Area (SA8). The site’s unique landscape features would be disrupted by
development and the site is of medium-high sensitivity to built development (SA9).
? A majority of the site is within a GSPZ2 and part of the site is within a GSPZ1 which
runs a high risk of contamination to the groundwater source (SA2). Part of the site is at
low-medium risk of surface water flooding as a surface water flow path runs though it
(SA3).
 The site is within close proximity to local facilities and services, though it is not well
served by public transport (SA4 & SA11). Development of the site would provide new
open space and play space (SA10 & SA12).
 Development would deliver 709-1,013 new dwellings (SA13).
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 Development would result in the loss of greenfield land and woodland. The site is
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adjacent to a LWS and ancient woodland on the south-eastern boundary and some
TPOs on the northern boundary (SA1) and there would be a loss of undeveloped land
(SA6). A Grade II Listed Building and Croxley Green Conservation Area are located to
the north of the site and development here would remove the undeveloped landscape
between them (SA8). The development of the site would result in a loss of open space,
though some of this will be retained as part of the development (SA10).
? A majority of the site is within a GSPZ1 which runs a high risk of contamination to the
groundwater source (SA2). The site is of medium-low sensitivity to built development
(SA9).
 The site is within reasonably close proximity to local facilities and services including
a bus service (SA4 & SA11) and would deliver 239-341 new dwellings (SA13).
 Development would result in the loss of greenfield land which is adjacent to Crowley
Hall LWS and ancient woodland (SA1) and is undeveloped land (SA6). The site has
valuable landscape features and is of medium sensitivity to built development (SA9).
Allotment gardens would be lost (SA12). The development of the site would result in a
loss of open space, though some of this will be retained as part of the development
(SA10).
? The site is in GSPZ1 and GSPZ2 which runs a risk of contamination to the groundwater
source (SA2). A surface water flow path covers much of the site and poses low-high risk
of surface water flooding (SA3). Croxley Green Conservation Area contains Listed and
Locally Listed Buildings and is located to the north-west of the site (SA8).
 The site is within close proximity to local facilities and services including a bus service
(SA4 & SA11) and would deliver 81-116 new dwellings (SA13).
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Explanatory Comments
 The site is partly greenfield, with a wooded area in the east of the site that is partly
within two wildlife sites (SA1).
? The site is adjacent to a watercourse and is in GSPZ1 (SA2). The site is of medium-low
sensitivity to built development (SA9) and noise and vibration from the railway may
affect the wellbeing of new residents (SA10).
 Although there is an area of greenfield, the site mostly makes use of previously
developed land (SA6). The site is within an existing settlement with good access to
services and facilities including a bus stop and railway station (SA4 & SA11). The
development would provide additional open space and play space (SA10 & SA12) and
would deliver 185-222 new dwellings (SA13).
 The site is bordered by a river and a majority of the site (80%) is in Flood Zone 3a
with the remainder in Flood Zones 3b and 2 (SA3).
 The site is greenfield and has biodiversity value (SA1) and development here would
build on undeveloped land (SA6). This development would disrupt the setting of the
adjacent Rickmansworth Town Conservation Area (SA8).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
There would be a loss of grassland and the landscape is considered to be of mediumlow sensitivity to built development (SA9).
 The site is within an existing settlement, close to open space (SA10), facilities and
services and is well served by public transport (SA4 & SA11) and would deliver 15-18
new dwellings (SA13).
 The site lies wholly within a Local Wildlife Site (SA1).
 A large area of the site is in Flood Zones 2 and 3a, with a smaller part in Flood Zone
3b (SA2). The site is greenfield and currently in use as agricultural land (SA6) and
development here would result in the loss of a large area of green space (SA9).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
The site may include heritage assets of archaeological interest (SA8).
 The site is close to facilities and services including a bus stop, though is at a distance
from a primary school (SA4 & SA11). The development would include new open space
and play space (SA10 & SA12) and would deliver 39-52 new dwellings (SA13).
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 A majority of the site (89%) is within Flood Zone 3a and the remainder is in Flood
Zone 2. The site is also at high risk of groundwater flooding (SA3).
 The site is made up of greenfield land with some biodiversity value and is adjacent to
a Local Wildlife Site (SA1). There would be a loss of undeveloped land (SA6) and an area
of green space (SA9).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
There are Grade II Listed Buildings located close to the site boundary and there may be
heritage assets of archaeological interest (SA8).
 The site is close to facilities and services including a bus stop, though is at a distance
from a primary school (SA4 & SA11). The site would deliver 11-16 new dwellings (SA13).
 Although the site contains some previously developed brownfield land, this is a small
area of 0.1ha and development would result in a loss of a larger area of greenfield land
with biodiversity value (SA1) that is currently undeveloped (SA6).
? The eastern part of the site is at high risk of surface water flooding (SA3). The site is
of medium-low sensitivity to built development (SA9).
 The site is reasonably close to open space (SA10) and facilities and services including
a bus stop (SA4 & SA11) and would deliver 8-12 new dwellings (SA13).
 This greenfield site lies wholly within a Local Wildlife Site (SA1).
 A proportion of the north part of the site is within Flood Zones 2 and 3a and is at very
high risk of groundwater flooding (SA3). The land is currently used for agriculture (SA6)
and development would affect local landscape (SA9).
? The site may include heritage assets of archaeological significance (SA8).
 The site is within reasonable proximity of open space (SA10), services and facilities
including a bus stop, though is at a distance from a primary school (SA4 & SA11) and
would deliver 20-30 new dwellings (SA13).
 The site, which is greenfield, lies entirely within a Local Wildlife Site (SA1) and Flood
Zones 3a and 3b and is at high risk of groundwater flooding (SA3).
 Development here would result in the loss of undeveloped land (SA6) and would
affect local landscape (SA9).
? The site is wholly within GSPZ1 which risks contamination of the ground water source
(SA2). There is potential for the site to include heritage assets of archaeological interest
and the site is nearby to Rickmansworth Town Conservation Area (SA8).
 The site is close to facilities and services including a bus stop (SA4 & SA11) and would
deliver 10-15 new dwellings (SA13).

RPN5025

Site Ref: PCS17
Depot,
Harefield Road,
Rickmansworth

-

?





-



-

?

-





-



-

-

-

?





-



-



-





-



-

-

-

?





-



-



-





-



-

-

-

-

?



-



-



-





-



-

-

-

?





-



-

?

?





-



-

-

Site Ref: R6
Talbot
Road,
Rickmansworth

Site Ref: R7
Talbot
Road,
Rickmansworth

Site Ref: R8
Talbot Road Car
Park
3,
Rickmansworth

Site Ref: R16
Goral
Mead
(Larger Site) ,
Rickmansworth

G-28

 Substantial areas of the site are in Flood Zone 3a and Flood Zone 2 (SA3).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)
and is located close to Rickmansworth Town Conservation Area (SA8).
 The site is within an existing settlement, close to facilities and services including
public transport (SA4 & SA11). The site is previously developed land, which was
previously a waste depot; development could provide an opportunity for remediation
of any contamination (SA6). The site is close to open space (SA10) and development
would deliver 25-36 new dwellings (SA13).
 The majority of the site is within Flood Zone 2 (SA3) and the development may disrupt
the setting of the Rickmansworth Town Centre Conservation Area, which the site is
located within, and the Grade II and Locally Listed Buildings located nearby (SA8).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
 The site is part of an existing settlement with good access to facilities and services
including public transport (SA4 & SA11) and makes use of previously developed land
(SA6) which is close to open space (SA10). The development would provide 4-6 new
dwellings (SA13).
 Part of the site is within Flood Zones 3b and 2 (SA3) and the development may disrupt
the setting of the Rickmansworth Town Centre Conservation Area, which the site is
located within, and the Grade II and Locally Listed Buildings located nearby (SA8).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
 The site is part of an existing settlement with good access to facilities and services
including public transport (SA4 & SA11) and makes use of previously developed land
(SA6) which is close to open space (SA10). The development would provide 4-6 new
dwellings (SA13).
 The development may disrupt the setting of the Rickmansworth Town Centre
Conservation Area, which the site is located within, and the Grade II and Locally Listed
Buildings located nearby (SA8).
? Part of the site is within Flood Zone 2 (SA3).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would provide 7-10 new dwellings (SA13).
 A river runs close to the south of the site which is wholly within Flood Zone 2 (SA3).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
Redevelopment of the garages may improve the local townscape (SA9).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would provide 5-8 new dwellings (SA13).
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 The site is wholly within Rickmansworth Town Conservation Area and is close to a
number of Grade II and Locally Listed Buildings (SA8). The site is currently in use as a
supermarket and the loss of this commercial enterprise could some adverse effects on
the local economy and jobs (SA14 & SA15).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)
and there is a low-high risk of surface water flooding along the adjacent road (SA3).
Development may disrupt the public right of way which runs along the south-eastern
site boundary (SA10).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would provide 7-10 new dwellings (SA13).
 The site is wholly within Rickmansworth Town Conservation Area and is close to a
number of Grade II and Locally Listed Buildings (SA8).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)
and development would disrupt the public right of way which runs across the site
(SA10).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would provide 12-14 new dwellings (SA13).
 The site is wholly within Rickmansworth Town Conservation Area and is close to a
number of Grade II and Locally Listed Buildings (SA8).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
Development would disrupt the public right of way which runs across the site (SA10).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would provide 7-9 new dwellings (SA13).
 The site may disrupt the setting of the Rickmansworth Town Conservation Area and
is close to a number of Grade II and Locally Listed Buildings (SA8).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)
and development would disrupt the public right of way which runs across the site
(SA10).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would provide 7-11 new dwellings (SA13).
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 The site is currently in use as a large supermarket and the loss of this commercial
enterprise could some adverse effects on the local economy and jobs (SA14 & SA15).
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2). Part
of the site is in Flood Zone 2 and Flood Zone 3b along the boundary (SA3). There are
Grade II Listed Buildings close to the site (SA8).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would provide 60-84 new dwellings (SA13).
 Development would result in a loss of greenfield land with TPOs in place along the
boundary (SA1 & SA6).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
 The site is within an existing settlement and is close to facilities and services (SA4 &
SA11). Development here would deliver 9-15 new dwellings (SA13).
 The site is partly greenfield and there are TPOs in place along the boundary and to
the north-west of the site (SA1).
/ The land is made up of greenfield and previously developed land (SA6).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
 The site is within an existing settlement and is close to facilities and services (SA4 &
SA11) and would deliver 19-33 new dwellings (SA13).
 The site is greenfield and there is a LWS to the north-west of the site (SA1) which is
on undeveloped land (SA6). The site’s western boundary is adjacent to a number of
Locally Listed and a Grade II Listed Building to the west. There are also Grade II Listed
Buildings and Locally Listed Buildings located to the north, south and south-west of the
site. A small parcel to the north-west of the site is located in the Outer Loudwater
Conservation Area (SA8). Development here would disrupt the site’s unique landform
which is of medium sensitivity to built development (SA9). Development of the site
would result in the disruption of a public right of way and loss of a sports club, cricket
pitches and recreational space, although there would be a requirement for the
development to provide new open space and play space (SA10 & SA12).
? The site is in Groundwater Source Protection Zone 1 (GSPZ1) (SA2).
 The site is within close proximity to local facilities and services though is not well
served by public transport (SA4 & SA11).
 The site would deliver 1,274-1,820 new dwellings (SA13).
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Explanatory Comments
 The site is made up of greenfield land with some biodiversity value (SA1) and there
would be a loss of undeveloped land (SA6). The site is adjacent to the north to the
Grade II* Registered Park and Garden of Moor Park and to the east to Batchworth
Heath Conservation Area which contains Grade II Listed Buildings. The site may contain
heritage assets of archaeological interest (SA8). It is made up of open space with
medium sensitivity to built development (SA9). The site is at a distance from services
and facilities, though is close to a bus stop (SA4 & SA11).
? The north-eastern corner of the site is at high risk of surface water flooding (SA3).
 The development would include new open space and play space (SA10 & SA12) and
would deliver 34-51 new dwellings (SA13).
 The site is greenfield with biodiversity value and is adjacent to a Local Nature Reserve
and a Local Wildlife Site (SA1). Development would result in the loss of undeveloped
land (SA6) and would affect the rural agrarian setting of the adjacent Batchworth Heath
Conservation Area which contains three Grade II Listed Buildings and the site may
include heritage assets of archaeological interest (SA8). There would be a loss of green
space and the site is considered to be of medium sensitivity to built development (SA9).
It is located at a distance from facilities and services (SA4 & SA11).
 The development would include new open space and play space (SA10 & SA12) and
would deliver 30-40 new dwellings (SA13).
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 The site is within the Moor Park Grade II* Park and Garden and development here
would result in permanent loss and inevitable harm to the setting with a cumulative
harm to the wider heritage asset. The site is adjacent to the Moor Park Estate
Conservation Area which contains a number of Grade II Listed Buildings and is in a Site
of Archaeological Interest (SA8).
 The site is composed of greenfield land with biodiversity value and is adjacent to a
LWS (SA1). Development here would result in a loss of undeveloped land (SA6), and
would disrupt the historic characteristics of the setting which is considered to have high
sensitivity to the built environment (SA9).
? The site is located at some distance from open space (SA10).
 The site is located within reasonable proximity of facilities and services including a
bus stop, though is at a distance from a primary school (SA4 & SA11). The development
would deliver 20-25 new dwellings (SA13).
 Development of this greenfield (golf course) site would have adverse effects on
biodiversity (SA1), would result in the loss of open land (SA6) and would extend built
development into open countryside (SA9). The site is at a distance from facilities and
services though it has a reasonably good bus service (SA4 & SA11). Development of the
site would result in the loss of a recreation facility (SA10 & SA12) and the loss of this
commercial enterprise could some adverse effects on the local economy and jobs (SA14
& SA15).
? Development could adversely affect users of the public right of way that runs
alongside the north-west of the site (SA10).
 The site would deliver 225-340 new dwellings (SA13).
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Explanatory Comments
 The site, with high ecological sensitivity, is made up of open grassland and woodland
with biodiversity value and is adjacent to a LWS which is covered by TPOs (SA1). The
site is located at a distance from services and facilities and is poorly connected to public
transport (SA4 & SA11). The site is greenfield (SA6) and may contain heritage assets of
archaeological interest. Development here would disrupt the setting of the Outer
Loudwater Conservation Area that the site lies within (SA8).
? The development would affect the local landscape which has medium-low sensitivity
to built development (SA9).
 Development would include new open space and play space (SA10 & SA12) and
would deliver 24-40 new dwellings (SA13).
 The site is greenfield with biodiversity value and a number of TPOs along the
boundary (SA1) and is located at a distance from services and facilities, and is poorly
connected to public transport (SA4 & SA11). The development would disrupt
undeveloped land (SA6) which may contain heritage assets of archaeological interest
and disrupt the setting of the Outer Loudwater Conservation Area that the site lies
within (SA8).
? There would be a loss of open land with a medium-low sensitivity to built
development (SA9). The site is at a distance from any other areas of open land (SA10).
 The development would deliver 17-28 new dwellings (SA13).
 Development of this greenfield site, which is located in the Beechengrove Wood
Local Wildlife Site and which is covered by a Tree Preservation Order, would have
significant adverse effects on biodiversity (SA1). The site is located in the Chilterns
AONB and in addition development would extend Loudwater into open countryside
(SA9).
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 Development would result in the loss and sealing of soil (SA6). The site is some
distance from local facilities and services and is not well served by public transport (SA4
& SA11). The site is in the Outer Loudwater Conservation Area, with the Loudwater CA
located nearby to the south. In addition the site is adjacent to the ‘Roman Villa, River
Chess’ Site of Known Archaeological Interest (SA8)
? The site is in close proximity to the M25 which could result in air quality and noise
issues for residents of new housing (SA5 & SA10).
 The site would include new open space and play space (SA10 & SA12) and would
deliver 150-225 new dwellings (SA13).
 Development of this greenfield site, which is located in the Beechengrove Wood
Local Wildlife Site and which is Ancient Woodland covered by a Tree Preservation Order
would have significant adverse effects on biodiversity (SA1). The site is located in the
Chilterns AONB and in addition development would extend Loudwater into open
countryside (SA9).
 Development would result in the loss and sealing of soil (SA6). The site is some
distance from local facilities and services and is not well served by public transport (SA4
& SA11). The site is in the Outer Loudwater Conservation Area, with the Loudwater CA
located nearby to the south-west (SA8).
? The site is in close proximity to the M25 which could result in air quality and noise
issues for residents of new housing (SA5 & SA10).
 The site would include new open space and play space (SA10 & SA12) and would
deliver 280-415 new dwellings (SA13).
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Explanatory Comments
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Mill End in to open
countryside (SA9).
? The site is in GSPZ1 (SA2). The site is in close proximity to the M25 which could result
in air quality and noise issues for residents of new housing (SA5 & SA10).
The site is in close proximity to local facilities and services (SA4 & SA11).
Development would deliver 450-600 new dwellings (SA13).
 The majority of the site is in the Flood Zone 3b functional floodplain (SA3).
 Development of this greenfield site, which is next to a LNR and a LWS, would have
adverse effects on biodiversity (SA1), would result in the loss of an area of undeveloped
land (SA6) and would extend Mill End into open countryside (SA9).
? The River Colne runs along the boundary of the site and could be adversely affected
by new development. The site is also in GSPZ1 which risks contamination to the
groundwater source (SA2). The development may affect the setting of the nearby
Grade II Listed Building and the site may contain heritage assets of archaeological
interest (SA8).
 The site is in close proximity to local facilities and services, though is poorly served
by public transport (SA4 & SA11). The development would include new open space and
play space (SA10 & SA12) and would deliver 170-225 new dwellings (SA13).
 A substantial area of the site is in Flood Zone 3b and some is in Flood Zone 2. There
is also a risk of surface water flooding in the north of the site (SA3). The setting of a
Grade II Listed Building on the site would be affected by development (SA8).
/ The site is made up of greenfield and previously developed land (SA6).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
 The site is located reasonably close to services and facilities, though is poorly served
by public transport (SA4 & SA11). The development would deliver 12-16 new dwellings
(SA13).
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 The site is in Flood Zone 3b. There is a high risk of surface water flooding to the
north-east and east of the site (SA3).
 Development of this partly undeveloped site, which is close to a LNR, would have
adverse effects on biodiversity (SA1) and would extend Rickmansworth into open
countryside (SA9).
/ The site is part previously developed land and part greenfield (SA6).
? The site is in a GSPZ1 and in addition the River Colne runs along the southern
boundary of the site and could be adversely affected by new development (SA2).
Development of this site could result in the loss of gypsy and traveller pitches (SA13).
 The site is within close proximity to local facilities and services (SA4 & SA11) and
would include new open space and play space (SA10 & SA12) and would deliver 141178 new dwellings (SA13).
 Development of this greenfield site, which contains a Tree Preservation Order, would
have adverse effects on biodiversity (SA1), would result in the loss of agricultural land
(SA6) and would extend the developed area of Mill End (SA9).
? The site is in close proximity to the M25 which could result in air quality and noise
issues for residents of new housing (SA5 & SA10).
 The site is in close proximity to local facilities and services (SA4 & SA11) and would
deliver 90-120 new dwellings (SA13).
 Development of this grassland site would have adverse effects on biodiversity (SA1).
This site has medium sensitivity to built development (SA9). Development would result
in the loss of designated open space which is currently in use as playing fields (SA10
and SA12).
 The site was previously a landfill site and development could provide an opportunity
for remediation of any contamination (SA6). The site is in close proximity to local
facilities and services including a bus service (SA4 & SA11) and would deliver 80-105
new dwellings (SA13).
? The site is in a GSPZ1 which risks contamination to the groundwater source (SA2).
Redevelopment of the garages may improve the local townscape (SA9).
 The site is classified as previously developed land (SA6) and is close to open space
(SA10). The site is in close proximity to local facilities and services (SA4 & SA11) and
would deliver 6-7 new dwellings (SA13).
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space may result in a small number of job losses (SA14 & SA15).
? Replacement of the car servicing facility may help to enhance the setting of the
nearby Grade II Listed Buildings (SA8) and the quality of the local townscape (SA9).
 The site is in close proximity to local facilities and services including public transport
(SA4 & SA11) and is classified as previously developed land (SA6). The site would deliver
7-9 new dwellings (SA13).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)
and development would disrupt the public right of way which runs across the site
(SA10). Redevelopment of the garages may improve the local townscape (SA9).
 The site is in close proximity to local facilities and services including public transport
(SA4 & SA11) and makes use of previously developed land (SA6) which is close to open
space (SA10). The site would deliver 4-6 new dwellings (SA13).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)
and there is a low-high risk of surface water flooding on the access road (SA3).
Redevelopment of the garages may improve the local townscape (SA9). Development
may disrupt the public right of way which runs along the site boundary (SA10).
 The site is in close proximity to local facilities and services including public transport
(SA4 & SA11) and makes use of previously developed land (SA6) which is close to open
space (SA10). The site would deliver 4-6 new dwellings (SA13).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
 The site is in close proximity to local facilities and services though it is not well served
by public transport (SA4 & SA11). The development makes use of previously developed
land (SA6) which is close to open space (SA10). The site would deliver 4-6 new dwellings
(SA13).
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Explanatory Comments
 Development of this greenfield site, which has high ecological sensitivity due to its
proximity to a LNR and LWS, would have adverse effects for biodiversity (SA1). Though
a small area of the site is brownfield (approx. 6%) there would be a loss of a larger
greenfield area (SA6). Development may affect the setting of the Chorleywood
Conservation Area and two listed buildings which are adjacent to the east (SA8) and
the site has a medium sensitivity rating due to the Chilterns AONB which is adjacent to
the west (SA9).
? An area along the west of the site is at medium-high risk of surface water flooding
(SA3).
 The site is located reasonably close to services and facilities and is reasonably well
served by buses (SA4 & SA11). The development would provide new open space and
play space (SA10 & SA12) and would deliver 48-76 new dwellings (SA13).
 Development of this moderate-high ecologically sensitive greenfield site would have
adverse effects on biodiversity (SA1) and it is currently in use as agricultural land (SA6).
Development here would disrupt the historic agrarian setting of the Heronsgate
Conservation Area which borders the site to the south-west (SA8). The site has
medium-low sensitivity to the built environment but would extend Heronsgate into
open countryside (SA9).
? A majority of the site is in GSPZ1 which risks contamination of the groundwater source
(SA2).
 The site is located reasonably close to services and facilities though is not well served
by buses (SA4 & SA11).The development would provide new open space and play space
(SA10 & SA12) and would deliver 35-55 new dwellings (SA13).

RPN5025

Site Ref: CFS18
Hill Farm, Stag
Lane,
Chorleywood



−

−



−



−

?



?



−



−

−



-

-



-



-

?







-



-

-



?

-



-



-

?



-



-



-

-



-

-



-



-

?

?

?



-



-

-

Site Ref: CFS18a
Hill Farm, Stag
Lane,
Chorleywood

Site Ref: ACFS5
Pond Field

Site Ref: ACFS6
Home Field

G-39

 Development of this greenfield site, which contains a Local Wildlife Site (woodland),
would have adverse effects on biodiversity (SA1), would result in the loss of agricultural
land (SA6) and would extend Chorleywood into open countryside at a site with medium
sensitivity to built development (SA9).
? Development could affect the setting of the nearby Heronsgate Conservation Area
(SA8). Development could adversely affect users of the public right of way that runs
through the site (SA10).
 The site is in close proximity to local facilities and services (SA4 & SA11) and would
deliver 130-215 new dwellings (SA13).
 The site, which is adjacent to an LWS to the south-west, is made up of greenfield land
(SA1) which is currently in use as agricultural land (SA6) and is considered as having
medium sensitivity to the built environment (SA9).
? The site may contain heritage assets of archaeological interest and is close to
Heronsgate Conservation Area (SA8).
 The site is located reasonably close to services and facilities, though is not well served
by buses (SA4 & SA11). The site is close to open space (SA10) and the development
would deliver 150-210 new dwellings (SA13).
 Development of this greenfield site, which is close to a Local Wildlife Site, would have
adverse effects on biodiversity (SA1). There would be a loss of agricultural land (SA6)
and development would affect the local landscape (SA9).
? The site is within GSPZ1 which risk contamination to the groundwater source (SA2)
and is close to two Grade II Listed Buildings (SA8).
 The site is reasonably close to services and facilities (SA4 & SA11) and the
development would deliver 15-25 new dwellings (SA13).
 The site has moderate-high ecological sensitivity due to its proximity to Chorleywood
Common Local Wildlife Site (SA1) Development would result in the loss of agricultural
land (SA6). The site does not have easy access to local facilities and services, is at a
distance from a primary school and does not have a frequent bus service (SA4 & SA11).
? The development may affect the setting of the adjacent to Chorleywood Common
Conservation Area (SA8) and the site has medium-low sensitivity to built development
(SA9). Noise and vibration from the railway line located close to the site may have
adverse effects on residents’ wellbeing due to the noise (SA10).
 The site is close to open space (SA10) and the development would deliver 34 new
dwellings (SA13).
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 The site is greenfield and has some biodiversity value, with all the trees on site being
covered by TPOs (SA1). Development here would result in the loss of undeveloped land
(SA6), woodland and green space which is considered to have medium sensitivity to
built development (SA9).
? A small area along the western boundary is at high risk of surface water flooding
(SA3). The site shares a boundary with the Heronsgate Conservation Area (SA8).
 The site is within reasonable proximity to facilities and services but is not well served
by public transport (SA4 & SA11). The development would include new open space and
play space (SA10 & SA12) and would deliver 31-42 new dwellings (SA13).
 The site is located in the Chilterns AONB and in addition development would extend
Chorleywood into open countryside (SA9).
 Development of this greenfield site would have adverse effects on biodiversity (SA1)
and would result in the loss of agricultural land (SA6).
? Development could affect the setting of the adjacent Chorleywood Common
Conservation Area (SA8). Development could adversely affect users of the public right
of way that runs around the south-west side of the site (SA10).
 The site is in close proximity to local facilities and services, though is at a distance
from a primary school and does not have a frequent bus service (SA4 & SA11). The
development would include new open space and play space (SA10 & SA12).
 Development would deliver 680-900 new dwellings (SA13).
 The development of this greenfield site with biodiversity value (SA1) would result in
the loss of agricultural land (SA6) and may disrupt the setting of the adjacent
Chorleywood Common Conservation Area to the north (SA8). The site has medium
sensitivity to built development and would extend Chorleywood into the countryside
(SA9). The site does not have easy access to local facilities and services, is at a distance
from a primary school and does not have a frequent bus service (SA4 & SA11).
? The site’s proximity to the railway may cause noise disturbance which affects the
wellbeing of residents (SA10).
 The site is close to open space (SA10) and could deliver 30-50 new dwellings (SA13).
 The site is opposite a Local Wildlife Site and is made up of greenfield land (SA1), which
is currently used for agriculture (SA6). The development would disrupt the otherwise
rural setting and has medium sensitivity to built development (SA9).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
A complex of Grade II Listed Buildings is located to the north of the site (SA8).
 The site is reasonably close to facilities and services including a bus service (SA4 &
SA11) and could deliver 25-40 new dwellings (SA13).
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 Development of this greenfield site, which contains a local wildlife site, would have
adverse effects on biodiversity (SA1), would result in the loss of agricultural land (SA6)
and would extend Chorleywood into open countryside, closing the gap with Heronsgate
(SA9). The site is adjacent to Heronsgate Conservation Area which includes a number
of Grade II Listed Buildings and the historic environment may be disrupted by the
development (SA8).
? Part of the site is in Ground Water Protection Zone 1 (Inner Protection Zone) (SA2).
The close proximity of the site to the M25 could result in adverse effects from air quality
and noise on the health and wellbeing of new residents (SA5 and SA10). Development
could adversely affect users of the public right of way that runs across the site (SA10).
 The site is reasonably close to local services and facilities and is of a scale that it could
provide a new bus route and facilities (SA4 & SA11) including a community hub, school
(SA12) and walking and cycling routes (SA10).
 Development would deliver 1120-1680 new dwellings (SA13).
 The site is greenfield and adjacent to a LWS, parts of the site are considered to have
high ecological sensitivity and TPOs are in place in the northern corner of the site (SA1.
The land is currently in use as agricultural land (SA6) and has distinctive characteristics
and is exposed, with medium-high sensitivity to built development (SA9). The site is
adjacent to Heronsgate Conservation Area which includes a number of Grade II listed
buildings and the historic environment may be disrupted by the development. The site
may include heritage assets of archaeological interest (SA8).
? The majority of the site is in GSPZ1 which risks contamination to the groundwater
source (SA2) and there is high risk of surface water flooding along the southern edge
and low-high risk in the south-east of the site (SA3). The site’s proximity to the M25 on
the south-eastern edge may have health and wellbeing implications for residents due
to air quality and noise (SA5 & SA10).
 The site is reasonably close to local services and facilities and is of a scale that it could
provide a new bus route and facilities (SA4 & SA11) including a community hub, school
(SA12) and walking and cycling routes (SA10).
 The development could provide 1,379 new homes (SA13).
 The site is greenfield and adjacent to an LWS, parts of the site are considered to have
high ecological sensitivity and TPOs are in place in the northern and north-western
edges of the site (SA1). The land is currently in use as agricultural land (SA6) and is of
medium-high sensitivity to built development due to its landscape characteristics
(SA9). The site is adjacent to Heronsgate Conservation Area which includes a number
of Grade II Listed Buildings and the historic environment may be disrupted by the
development. The site may include heritage assets of archaeological interest (SA8).
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? A majority of the site is in GSPZ1 which risks contamination to the groundwater source
(SA2) and there is high risk of surface water flooding along the southern edge and in
the south-east of the site (SA3). The site’s proximity to the M25 on the south-eastern
edge may have health and wellbeing implications for residents due to air quality and
noise (SA5 & SA10).
 The site is reasonably close to local services and facilities and is of a scale that it
could provide a new bus route, local shop and facilities (SA4 & SA11) including a
community hub, primary school (SA12) and walking and cycling routes (SA10).
 The development could deliver 1,604 new dwellings (SA13).
? The majority of the site is within Chorleywood (Station Estate) Conservation Area and
is adjacent to the Chorleywood Common Conservation Area (SA8).
 The site is close to facilities and services including a railway station, though is not
well served by buses (SA4 & SA11). The site makes use of previously developed land
(SA6). The development would deliver 10-12 new dwellings (SA13).
? The site is next to the Chorleywood (Station Estate) Conservation Area and is close to
a Grade II Listed Building (SA8).
 The site is close to facilities and services (SA4 & SA11) and makes use of previously
developed land (SA6). The development would deliver 5-7 new dwellings (SA13).

 The site is currently in use for several business enterprises and development here
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would result in a loss of employment space (SA14 & SA15).
? Replacement of the garage and car repair centre may help to enhance the setting of
the nearby Heronsgate Conservation Area (SA8) and the quality of the local townscape
(SA9).
 The site is in close proximity to local facilities and services (SA4 & SA11) and makes
use of previously developed land (SA6) which is close to open space (SA10). The site
would deliver 5-7 new dwellings (SA13).
 The site is made up of greenfield land with some biodiversity value and TPOs along
the border (SA1) and there would be a loss of undeveloped land (SA6).
 The site is close to facilities and services though it does not have a frequent bus
service (SA4 & SA11). The site is close to open space (SA10) and would deliver 5-7 new
dwellings (SA13).
/ The land is made up of greenfield and previously developed land (SA6).
? Development here may disrupt the setting of the Chilterns AONB due to the proximity
of the site, though it is assessed as having low sensitivity to built development (SA9).
 The site is close to services and facilities including a bus stop (SA4 & SA11) and would
deliver 5-7 new homes (SA13).
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 Trees within the site and along the boundary are covered by TPOs (SA1). Although
there is a small area of previously developed land, the site is mostly greenfield (SA6).
The development may disrupt the setting of the Chorleywood Common Conservation
Area to which it is adjacent (SA8).
 The site is within an existing settlement, close to facilities and services including a
bus stop (SA4 & SA11). The development would deliver 5-6 new dwellings (SA13).
 Development of this greenfield site would have adverse effects of biodiversity (SA1)
and there would be a loss of undeveloped land (SA6). The site is adjacent to the
Chilterns AONB and contains valuable landscape features and has medium sensitivity
to built development (SA9). The development would have a detrimental impact on the
setting of the two Grade II Listed Buildings on the site and Heronsgate Conservation
Area nearby (SA8). The development of the site would result in a loss of open space
and allotments, though some open space would be retained as part of the development
(SA10 & SA12).
? There is a low-high risk of surface water flooding across the site (SA3).
 The site is within reasonable proximity of facilities and services but is not well served
by public transport (SA4 & SA11).
 The site would deliver 506-723 new houses (SA13).
 Development at this site would result in a loss of greenfield land with biodiversity
value and the site is located adjacent to an LWS (SA1). There would be a loss of
agricultural land (SA6). The site is exposed and has medium sensitivity to built
development (SA9). Development may disrupt the setting of Chorleywood Common
Conservation Area which is in close proximity to the north of the site (SA8).
? The site is half within GSPZ1 which risks contamination to the groundwater source
(SA2). A rail line runs close to the north-east of the site which may have adverse effects
on residents’ wellbeing due to the noise (SA10).
 The site is in close proximity to local facilities and services excluding a primary school,
though there is poor access for pedestrians, and it is not well served by public transport
(SA4 & SA11). The site is close to open space (SA10) and development would deliver
291-415 new dwellings (SA13).
 Development at this site would result in a loss of a large amount of greenfield land
with biodiversity value and the site is located adjacent to an LWS (SA1). There would
be a loss of agricultural land and open farmland (SA6). The site is exposed and has
medium sensitivity to built development (SA9). Development may disrupt the setting
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of Chorleywood Common Conservation Area which is in close proximity to the north of
the site (SA8).
? Part of the site is within GSPZ1 which risks contamination to the groundwater source
(SA2). A rail line runs close to the north-east of the site which may have adverse effects
on some residents’ wellbeing due to the noise (SA10).
 The site is in close proximity to local facilities and services excluding a primary school,
though there is poor access for pedestrians, and it is not well served by public transport
(SA4 & SA11). The site is close to open space (SA10) and would deliver 350-500 new
dwellings (SA13).
 Development at this site would result in a loss of greenfield land with biodiversity
value and the site is located adjacent to an LWS (SA1). There would be a loss of
agricultural land and open farmland (SA6). The site is exposed and has medium
sensitivity to built development (SA9). Development may disrupt the setting of
Chorleywood Common Conservation Area which is in close proximity to the north of
the site (SA8).
? Part of the site is within GSPZ1 which risks contamination to the groundwater source
(SA2). A rail line runs close to the north-east of the site which may have adverse effects
on some residents’ wellbeing due to the noise (SA10).
 The site is in close proximity to local facilities and services excluding a primary school,
though there is poor access for pedestrians and it is not well served by public transport
(SA4 & SA11). The site is close to open space (SA10) and would deliver 249-355 new
dwellings (SA13).
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Explanatory Comments
 A small area of the site is within a Local Wildlife Site and the site itself has moderatehigh ecological sensitivity (SA1). The western half of the site is within Sarratt (The
Green) Conservation Area and is a Site of Known Archaeological Interest which includes
a Grade II Listed Building (SA8). Whilst the site is close to some limited local facilities
and services it is at a distance from main facilities and services, including a railway
station, and has poor public transport provision (SA4 & SA11).
/ The site is made up of a mix of greenfield and previously developed land (SA6).
? The site has a medium sensitivity to the built environment (SA9) and may disrupt
access to the public right of way which runs along the site boundary (SA10).
 Development would deliver 9-15 new dwellings (SA13).
 The site is greenfield with some biodiversity value (SA1) and is currently in use as
agricultural land (SA6). Development here would disrupt the setting of Sarratt (The
Green) Conservation Area’s historical agrarian landscape and the site may include
heritage assets of archaeological significance (SA8). Whilst the site is close to some
limited local facilities and services it is at a distance from main facilities and services,
including a railway station, and has poor public transport provision (SA4 & SA11).
? Parts of the site are at low-high risk of surface water flooding (SA3) and development
here would result in a loss of green open space with medium sensitivity to built
development (SA9) and may disrupt the public right of way which runs along the site
boundary (SA10).)
 The development would include new open space and play space (SA10 & SA12) and
site would deliver 30-50 new dwellings (SA13).
 The site is greenfield with some biodiversity value and is classed as having moderatehigh ecological sensitivity (SA1). The site is currently in use as agricultural land (SA6).
Development here would disrupt the setting of Sarratt (The Green) Conservation Area’s
historical agrarian landscape and the site may include heritage assets of archaeological
significance (SA8). Whilst the site is close to some limited local facilities and services it
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is at a distance from main facilities and services, including a railway station, and has
poor public transport provision (SA4 & SA11).
? Development here would result in a loss of green open space with medium-low
sensitivity to built development (SA9) and may disrupt the public right of way which
runs along the site boundary (SA10).
 The development would include new open space and play space (SA10 & SA12) and
the site would deliver 30-50 new dwellings (SA13).
 Development here would disrupt the setting of Sarratt (The Green) Conservation
Area’s historical agrarian landscape and the site may include heritage assets of
archaeological significance (SA8). Whilst the site is close to some limited local facilities
and services it is at a distance from main facilities and services, including a railway
station, and has poor public transport provision (SA4 & SA11).
/ The site is made up of a mix of greenfield and previously developed land (SA6).
? The site has medium-low sensitivity to built development (SA9) and may disrupt the
public right of way which runs along the site boundary (SA10).
 The site would deliver 14-23 new dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1).
Development would result in the loss of agricultural land (SA6) and an area of open
countryside. In addition, the site is adjacent to the Chilterns AONB and development
may affect the setting of the AONB at a site with medium-high sensitivity to built
development (SA9). Whilst the site is close to some limited local facilities and services
it is at a distance from main facilities and services, including a railway station, and has
poor public transport provision (SA4 & SA11).
? The site is adjacent to the Sarratt (The Green) Conservation Area which may have its
setting affected by development (SA8).
 The development would include new open space and play space (SA10 & SA12) and
would deliver 59-98 new dwellings (SA13).
 Development here would disrupt the setting of Sarratt (The Green) Conservation
Area’s historical agrarian landscape and the site may include heritage assets of
archaeological significance (SA8). Whilst the site is close to some limited local facilities
and services it is at a distance from main facilities and services, including a railway
station, and has poor public transport provision (SA4 & SA11).
/ The site is made up of a mix of greenfield and previously developed land (SA6).
? The site has medium-low sensitivity to built development (SA9) and may disrupt the
public right of way which runs along the site boundary (SA10).
 Development would include new open space and play space (SA10 & SA12) and
would deliver 44-73 new dwellings (SA13).
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 The site is considered to be of moderate-high ecological sensitivity due to the
grassland (SA1). Whilst the site is close to some limited local facilities and services it is
at a distance from main facilities and services, including a railway station, and has poor
public transport provision (SA4 & SA11).
/ The site is made up of a mix of greenfield and previously developed land (SA6).
? The site is near to Sarratt (The Green) Conservation Area and may include heritage
assets of archaeological significance (SA8) and development may disrupt the public
right of way which runs along the site boundary (SA10).
 The site would deliver 16-32 new dwellings (SA13).
 The site is composed of greenfield land with a number of TPOs and is a recognised
ecology site (SA1), currently in use as agricultural land (SA6). The development may
disrupt the setting of the Chilterns AONB to which it is adjacent (SA9). Whilst the site is
close to some limited local facilities and services it is at a distance from main facilities
and services, including a railway station, and has poor public transport provision (SA4
& SA11).
? The site is close to Sarratt (The Green) Conservation Area and may include heritage
assets of archaeological significance (SA8).
 The development would include new open space and play space (SA10 & SA12) and
would deliver 24-40 new dwellings (SA13).
 This greenfield site contains TPOs along its eastern boundary and to the south of the
site (SA1) and it is currently used for agriculture (SA6).
? The site is within close proximity of the Chilterns AONB and therefore may affect the
AONB’s setting, although the site has medium-low sensitivity to built development
(SA9).
 The site is within reasonable proximity to most services and facilities, though is not
well served by public transport (SA4 & SA11) and would deliver 7-12 new dwellings
(SA13).
 The site is mostly greenfield with some biodiversity value and is close to a Local
Wildlife Site (SA1) and part of the site is currently in use as agricultural land (SA6). The
development would affect the landscape around Sarratt (SA9). Whilst the site is close
to some limited local facilities and services it is at a distance from main facilities and
services, including a railway station, and has poor public transport provision (SA4 &
SA11).
? The site is close to Sarratt (The Green) Conservation Area which contains several
Grade II Listed Buildings (SA8) and a public right of way runs through the site (SA10).
 The site is reasonably close to open space (SA10) and development would deliver 3555 new dwellings (SA13).
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 The site is located within the Chilterns AONB (SA9).
 The site is made up of greenfield land with biodiversity value and is adjacent to a
Local Wildlife Site and Ancient Woodland (SA1). It is not part of an existing settlement
and is at a distance from facilities and services, with poor public transport service(SA4
& SA11). Development here would result in the loss of undeveloped land (SA6).
? The site is at some distance from any open space (SA10).
 The development would deliver 5 new dwellings (SA13).
 This site is made up of greenfield land with biodiversity value and low-medium
ecological sensitivity (SA1), development here would result in the loss of undeveloped
agricultural land (SA6) and would affect local landscape (SA9). Whilst the site is close
to some limited local facilities and services it is at a distance from main facilities and
services, including a railway station, and has poor public transport provision (SA4 &
SA11).
? The Sarratt (The Green) Conservation Area is located close to the site and contains a
number of Grade II and Locally Listed Buildings and the area may include heritage
assets of archaeological interest (SA8).
 The site is close to open space for recreation (SA10) and development would deliver
24-32 new dwellings (SA13).
 The site is composed of greenfield land with biodiversity value (SA1). Development
here would result in a loss of undeveloped land (SA6) and affect local landscape (SA9).
The site is located at a distance from services and facilities and does not have good
access to public transport (SA4 & SA11).
? The site is close to several Grade II Listed Buildings and has potential to include
heritage assets of archaeological interest (SA8). A public right of way runs along the
north-western edge of the site and the site is at a distance from open space (SA10).
 The development would deliver 20-30 new dwellings (SA13).
 Although the site contains some brownfield, the majority of the site is greenfield with
some biodiversity value (SA1) and development would mostly take place on
undeveloped land (SA6). Development here would affect the local landscape and may
disrupt the setting of the Chilterns AONB which is approx. 400m to the west of the site
(SA9). Whilst the site is close to some limited local facilities and services it is at a
distance from main facilities and services, including a railway station, and has poor
public transport provision (SA4 & SA11).
? The site is adjacent to Sarratt (The Green) Conservation Area which contains a
number of Grade II Listed Buildings and is a Site of Known Archaeological Interest (SA8).
 The development would deliver 12-20 new dwellings (SA13).
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 The site lies entirely within Chilterns AONB and has a medium-high sensitivity to
built development (SA9).
 The site is greenfield with biodiversity value (SA1) and is located at a distance from
services and facilities and has poor access to public transport (SA4 & SA11).
Development here would result in the loss of undeveloped land (SA6). There is a Grade
II Listed Building immediately next to the site and the site is adjacent to the Sarratt
(Church End) Conservation Area (SA8).
? Development here would disrupt two public rights of way which run along the site
boundaries and the site is at some distance from open space (SA10).
 The site would deliver 14-26 new dwellings (SA13).
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Explanatory Comments
 A majority of the site lies within an LWS and is made up of greenfield land with
biodiversity value (SA1) and development here would result in a loss of agricultural land
(SA6) and would affect local landscape (SA9). The site is located at a distance from
services and facilities and has poor access to public transport (SA4 & SA11).
? The site is immediately adjacent to a Grade II Listed Building and has potential to
include heritage assets of archaeological interest (SA8).
 The development would deliver 20-35 new dwellings (SA13).
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 The site is made up of greenfield land with biodiversity value (SA1), is wholly
undeveloped land (SA6) and there would be a loss of green open space (SA9). The site
is located at some distance from any facilities and services, though has reasonable
access to a bus service (SA4 & SA11).
? The site is close to a Grade II Listed Building and may contain heritage assets of
archaeological interest (SA8). It is some distance from any open space (SA10).
 The site would deliver 12-24 new dwellings (SA13).

Site Ref: CFS51
Land

rear

of

Great Winch off
Dunny

Lane,



-



-



-

-



?



?



-

-

Explanatory Comments

-

Little Windmill
Drive

Site

SA15 Employment

SA14 Economy

SA13 Housing

SA12 Communities

SA11 Sust. locations

SA10 Health

SA9 Landscape

SA8 Historic envt.

SA7 Resources

SA6 Soils

SA5 Air quality

SA4 Climate change

SA3 Flood risk

Site Location

SA2 Water

SA Objective

SA1 Biodiversity

Chandlers Cross

Ref:

ACFS4a Land at

?

Fir Tree Hill


-

?



-



-

?





-





G-50

-

-

Explanatory Comments
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
result in the loss of undeveloped land (SA6) and would extend Chandler’s Cross into
open countryside (SA9). The site is located at a distance from facilities and services and
is not well served by public transport (SA4 & SA11).
? There is a low-high risk of surface water flooding across the north of the site (SA3)
and the site is close to two Grade II Listed Buildings (SA8). Development could adversely
affect users of the public right of way that runs alongside the west of the site (SA10).
 The site is close to open space (SA10) and development would deliver 8-13 new
dwellings (SA13).

RPN5025

Site

Ref:

ACFS4b Land at

?

corner of Fir
Tree

Hill

&



-

-



-



-

?





-



-

-



-



-

-

Rousebarn Lane


Site Ref: ACFS4c
Land at corner

?

of Fir Tree Hill &
Rousebarn Lane



-

-



-



-

?




Site
ACFS4d

Ref:
Land

adjacent

to



-

-



-



-

?



-



-



-

-



-

?



-



-

?











-

-

County Place
Site Ref: PSCFS1
Land adjoining
Red

Hall,

Redhall Lane

G-51

 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Chandler’s Cross
into open countryside (SA9). The site is located at a distance from facilities and services
and is not well served by public transport (SA4 & SA11).
? The site is close to two Grade II Listed Buildings (SA8) and development could
adversely affect users of the public right of way that runs alongside the west of the site
(SA10).
 The site is close to open space (SA10) and development would deliver 15-25 new
dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1)
and would result in the loss of agricultural land (SA6) and would extend Chandler’s
Cross into open countryside (SA9). The site is located at a distance from facilities and
services and is not well served by public transport (SA4 & SA11).
? The site is close to two Grade II Listed Buildings (SA8) and development could
adversely affect users of the public right of way that runs alongside the west of the site
(SA10).
 The site is close to open space (SA10) and development would deliver 15-25 new
dwellings (SA13).
 Development of this greenfield site, which contains a veteran tree in the northwestern corner, would have adverse effects on biodiversity (SA1) and result in the loss
of undeveloped land (SA6) and extend Chandler’s Cross into open countryside (SA9).
The site is located at a distance from facilities and services (SA4 & SA11).
? The site is close to two Grade II Listed Buildings (SA8).
 The development would deliver 15-25 new dwellings (SA13).
 The site is greenfield land with biodiversity value which is adjacent to a Local Wildlife
Site and Ancient Woodland (SA1). The site is currently in use as agricultural land (SA6)
and the development would expand Chandler’s Cross into open countryside (SA9). The
site is located at a distance from services and facilities and is not well served by public
transport (SA4 & SA11).
? There is a high risk of surface water flooding in a small area at the west of the site
(SA3) and there are three Grade II Listed Buildings close to the site and the site may
contain heritage assets of archaeological interest (SA8).
 Development would include new open space and play space (SA10 & SA12) and
would deliver 85-130 new dwellings (SA13).
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Explanatory Comments
 Development of this largely greenfield site, which contains part of a Local Wildlife
Site and which is adjacent to a Local Nature Reserve, would have adverse effects on
biodiversity (SA1). Although part of the site is previously developed land, most of the
site is greenfield and there would be a loss of agricultural land (SA6) and the
development would extend Maple Cross into open countryside at a site with medium
sensitivity to built development (SA9). Though the site is reasonably close to a small
number of local services, it is not well served by public transport and cannot be
considered a sustainable location (SA4 & SA11).
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2) and
part of the site is at a high risk of surface water flooding (SA3). The site contains a Grade
II Listed Building which could be affected by new development (SA8).
 The development of commercial uses would support the local economy and job
creation (SA14 & SA15).
 Development of this largely greenfield site, which contains a TPO and is adjacent to
a Local Nature Reserve, would have adverse effects on biodiversity (SA1). Although part
of the site is previously developed land, most of the site is greenfield and there would
be a loss of agricultural land (SA6) and the development would extend Maple Cross into
open countryside (SA9). The site is partly within Flood Zones 2 and 3b (SA3) Though the
site is reasonably close to a local shop and secondary school, residents would need to
travel to access other services and facilities and the site is not well served by public
transport (SA4 & SA11).
? Development could have adverse effects on the River Colne which runs along the
eastern boundary. In addition, the site is in GSPZ1 (SA2).
 A site of this scale could provide some new local services and facilities which could
reduce the need to travel (SA4 & SA11). The development includes new open space
and play space (SA10 & SA12). Development of business uses and a hotel would support
the local economy and job creation (SA14 & SA15).
 Development would deliver 820-950 new dwellings (SA13).
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 The site is located close to a LWS and there are several TPOs within the site (SA1).
The south of the site is within Flood Zone 2 and the north east of the site is within Flood
Zone 3b (SA3). Though the site is reasonably close to a local shop and secondary school,
residents would need to travel to access other services and facilities and the site is not
well served by public transport (SA4 & SA11).
/ The site is made up of greenfield and previously developed land (SA6).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
A small part of the site was previously a landfill site and development could provide an
opportunity for remediation of any contamination (SA6). The development would
erode the green space between Maple Cross and Mill End and the site is considered as
having medium-low sensitivity to built development (SA9). There is a concern that
odour from the nearby Sewage Treatment Works may affect the wellbeing of users of
the space (SA10).
 A site of this scale could provide some new local services and facilities which could
reduce the need to travel (SA4 & SA11). Development would include new open space
and play space (SA10 & SA12) and the development includes opportunities for business
developments which would help to support the local economy and job provision (SA14
& SA15).
 The development would deliver 768-896 new dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Maple Cross into
open countryside (SA9). Though the site is reasonably close to a local shop and primary
and secondary school, residents would need to travel to access other services and
facilities and the site is not well served by public transport (SA4 & SA11).
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2).
Development could adversely affect users of the public right of way that runs along the
southern edge of the site (SA10).
The site is close to open space (SA10) and would deliver 90-135 new dwellings (SA13).
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 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend Maple Cross into
open countryside (SA9). Though the site is reasonably close to a local shop and primary
and secondary school, residents would need to travel to access other services and
facilities and the site is not well served by public transport (SA4 & SA11).
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2). The
site is adjacent to the M25 which could affect the health and wellbeing of new residents
through air quality and noise issues (SA5 & SA10). Development could adversely affect
users of the public right of way that runs along part of the northern edge of the site
(SA10).
 Development of the site would provide new open space (SA10) and new community
facilities and shops (SA12).
Development would deliver 730-1100 new dwellings (SA13).
 The site is greenfield with some biodiversity value (SA1) and is in use as agricultural
land (SA6). Development here would have an adverse effect on the setting of a Grade
II Listed Building which is immediately east of the site and the site itself may include
heritage assets of archaeological interest (SA8). Development would extend Maple
Cross into open countryside in an area with medium-high sensitivity to the built
environment (SA9). Though the site is reasonably close to a local shop and primary and
secondary school, residents would need to travel to access other services and facilities
and the site is not well served by public transport (SA4 & SA11).
? A majority of the site is in a GSPZ1 (SA2) and small areas of the site are at high risk of
surface water flooding due to a surface water flow path running through the site (SA3).
A large part of the site is in close proximity to the M25 which could result in air quality
and noise issues for residents of new housing (SA5 & SA10).
 A site of this scale could provide some new local services and facilities which could
reduce the need to travel (SA4 & SA11). The new services would include open space for
recreation (SA10), a primary school, care home and community facilities (SA12) and a
new local centre (SA14 & SA15).
 The development would deliver 950 new dwellings in addition to a 90 bed
residential care facility (SA13).
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 The site is located at a distance from facilities and services, though is close to a bus
stop (SA4 & SA11). The site is currently in use as employment space and the loss of this
may impact the local economy and job provision (SA14 & SA15).
? The site has TPOs in place along the boundary (SA1) and is within GSPZ1 which risks
contamination to the groundwater source (SA2). There are Grade II Listed Buildings
close to the site (SA8) and there is a concern that odour from the nearby Sewage
Treatment Works may affect the wellbeing of residents (SA10).
 The site makes use of previously developed land (SA6) and the development would
deliver 16-20 new dwellings (SA13).
 The site is located at a distance from facilities and services, though is close to a bus
stop (SA4 & SA11). The site is currently in use as employment space and the loss of this
may impact the local economy and job provision (SA14 & SA15).
? The site has TPOs in place along the boundary (SA1) and is within GSPZ1 which risks
contamination to the groundwater source (SA2). There are Grade II Listed Buildings
close to the site (SA8) and there is a concern that odour from the nearby Sewage
Treatment Works may affect the wellbeing of residents (SA10).
 The site makes use of previously developed land (SA6) and the development would
deliver 20-25 new dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would result in the loss of an area
of open countryside (SA9).
? The site is in GSPZ1 (SA2). The site is adjacent to the M25 which could affect the health
of those working at the service station through air quality issues (SA5 & SA10).
Development could adversely affect users of the public right of way that runs across
the site (SA10).
 Development of a motorway service station would support the local economy and
job creation (SA14 & SA15).
 The site is at some distance from services and facilities including schools,
supermarkets and a railway station, though it does have a bus service (SA4 & SA11).
? There are TPOs in place along the site boundary (SA1) and the site is within GSPZ1
which risks contamination to the groundwater source (SA2). There are two Grade II
Listed Buildings close to the site (SA8) and there is concern odour from the nearby
Maple Lodge Sewage Treatment Works may affect the wellbeing of residents (SA10).
The site is ancillary to existing employment space and is located on allocated
employment land. The loss of this may impact the local economy and job provision
(SA14 & SA15).
 The site makes use of previously developed land (SA6) and is close to open space
(SA10). The site would deliver 4-5 new dwellings (SA13).
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 The site is greenfield and has biodiversity value and there are TPOs in place to the
south of the site (SA1) and it is currently in use as agricultural land (SA6). The
development would extend Mill End into open countryside and the area is of mediumhigh sensitivity to built development (SA9). Though the site is reasonably close to a
local shop and primary and secondary school, residents would need to travel to access
other services and facilities and the site is not well served by public transport (SA4 &
SA11).
? The site is in a GSPZ1 (SA2) and is in close proximity to the M25 which could result in
air quality and noise issues for residents of new housing (SA5 & SA10).
 The development will provide new open space and play space (SA10 & SA12) and
would deliver 343-395 new dwellings (SA13).
 The site is greenfield and adjacent to a LWS to the north-west (SA1) and there would
be a loss of agricultural land (SA6). The development would disrupt the landscape’s
distinct character which is of medium sensitivity to built development (SA9).Though
the site is reasonably close to a local shop and primary and secondary school, residents
would need to travel to access other services and facilities and the site is not well
served by public transport (SA4 & SA11).
? Part of the site is within GSPZ1 and GSPZ2 (SA2). The development may disrupt the
historic agrarian setting of two Grade II Listed Buildings north of the site (SA8).The
proximity to the M25 to the west of the site may have adverse effects in terms of air
quality and noise pollution which may affect the health and wellbeing of residents (SA5
& SA10).
The site is close to open space for recreation (SA10). New services and facilities that
a site this size could support may reduce the need for travel (SA4 & SA11)
 The development would deliver 775-1240 new dwellings (SA13).
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Explanatory Comments
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of agricultural land (SA6) and would extend West Hyde into
open countryside at a site with medium sensitivity to built development (SA9). The site
does not have good access to local facilities and services, though is reasonably close to
a bus stop (SA4 and SA11).
? The site is in Groundwater Protection Zone 1 (Inner Protection Zone) (SA2) and is
partly in Flood Zone 2 (SA3). Development could affect the setting of the adjacent
Grade II Listed Building (SA8) and could adversely affect users of the public right of way
that runs across the site (SA10). In addition, the site is close to the proposed HS2 route
and new residents could therefore be affected by noise from HS2 (SA10).
 The development would include new open space and play space (SA10 & SA12) and
would deliver 172-258 new dwellings (SA13).
 A Local Wildlife Site encroaches the site along the north-east boundary (SA1). The
site is located at a distance from facilities and services though is reasonably close to a
bus stop (SA4 & SA11).
? The site is within GSPZ1 which risks contamination to the groundwater source and it
is entirely within Flood Zone 2 (SA3). A Grade II Listed Building lies close to the site
(SA8) and a public right of way runs across the south of the site and the site is at some
distance from open space (SA10).
 The development makes use of previously developed land site and development
could provide an opportunity for remediation of any contamination (SA6) and the
development would deliver 5-6 new dwellings (SA13)
 Though the site is reasonably close to a local shop and primary school, residents
would need to travel to access other services and facilities and the site is not well
served by public transport (SA4 & SA11). Development here would result in the loss of
a residential centre that is used by a children’s charity (SA12).
? The site is close to a Local Wildlife Site (SA1) and two Grade II Listed Buildings are
located nearby (SA8).
 The site makes use of previously developed land (SA6) which could deliver 4-5 new
dwellings (SA13).
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 The site has high ecological sensitivity and is covered by a number of TPOs (SA1).
? The site is of medium-low sensitivity to built development (SA9).
 The site is reasonably close to services and facilities including a bus stop, though is
at a distance from a railway station (SA4 & SA11). The development makes use of
previously developed and (SA6) and would deliver 11-15 dwellings (SA13).

−

 Development of this greenfield site, which includes a Local Wildlife Site, would have
significant adverse effects on biodiversity (SA1).
 Development would result in the loss of agricultural land (SA6) and would result in
the loss of open land to the south of Tolpits Lane at a site with medium sensitivity to
built development (SA9). The site contains a Grade II Listed Building and one Locally
Important Building and in addition part of the site is a Site of Archaeological Interest
(SA8). The site does not have easy access to local facilities and services and is at a
distance from a primary school (SA4 & SA11).
? The site is adjacent to the River Colne which could be adversely affected (SA2) and
has a small part in Flood Zone 3b (SA3).
 The development would provide new open space and play space (SA10 & SA12) and
would deliver 70-140 new dwellings (SA13).
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 Development of this greenfield site, which contains woodland, would have adverse
effects on biodiversity (SA1). Development would result in the loss of agricultural land
(SA6) and would result in the loss of an area of open countryside which is of medium
sensitivity to built development (SA9). The site is located within a Site of Known
Archaeological Interest and in addition, development could adversely affect the
settings of the Moor Park Estate Conservation Area and a number of Grade II Listed
Buildings in the vicinity (SA8). The site is at a distance from services and facilities though
there is an underground station nearby (SA4 and SA11).
? The site is in GSPZ1 (SA2). Part of the site is estimated to have a high risk of surface
water flooding (SA3). Development may adversely affect users of the public right of
way that runs across the site (SA10).
 Development of the site for education uses would help to support the local economy
and job creation (SA14 & SA15).
 The site is greenfield with some biodiversity value and has a number of TPOs across
it (SA1). Building here would result in a loss of undeveloped land (SA6). The site is within
a Site of Archaeological Interest and adjacent to Moor Park Estate Conservation Area
(SA8).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)
and there is a high risk of groundwater flooding (SA3). The development would result
in the loss of green space which is considered as having medium-low sensitivity to built
development (SA9).
 The site is located reasonably close to services and facilities, though is at a distance
from a primary school (SA4 & SA11). The development would deliver 11-18 new
dwellings (SA13).
 A large area of the site is in Flood Zone 3b, with the remainder in Flood Zones 2 and
3a. There is a very high risk of surface water flooding and groundwater flooding (SA3).
 The site is made up of greenfield land with biodiversity value and a number of TPOs
along the boundary (SA1). Development here would result in the loss of undeveloped
land (SA6). The site is in a Site of Known Archaeological Interest and may contain
heritage assets. Development may affect the setting of the adjacent Moor Park
Conservation Area and nearby Moor Park Registered Park and Garden (SA8).
Development would affect the local landscape (SA9).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2)..
The site is located at some distance from open space (SA10).
 The site is located within reasonable proximity of facilities and services including an
underground station, though is at a distance from a primary school (SA4 & SA11). The
development would deliver 5-7 new dwellings (SA13).
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 The site is wholly within a Local Wildlife Site and is composed of greenfield land
with biodiversity value (SA1). The site is within the Moor Park Grade II* Park and
Garden and development here would result in permanent loss and inevitable harm to
the setting with a cumulative harm to the wider heritage asset. The site is adjacent to
the Moor Park Estate Conservation Area which contains a number of Grade II Listed
Buildings and is in a Site of Archaeological Interest (SA8).
 Development would result in a loss of undeveloped land (SA6), and would disrupt the
historic characteristics of the setting which is considered to have high sensitivity to the
built environment (SA9). The site is at some distance from open space (SA10).
 The site is located within reasonable proximity of facilities and services including a
bus stop, though is at a distance from a primary school (SA4 & SA11). The development
would deliver 4-6 new dwellings (SA13).
 The site is within the Moor Park Grade II* Park and Garden and development here
would result in permanent loss and inevitable harm to the setting with a cumulative
harm to the wider heritage asset. The site is adjacent to the Moor Park Estate
Conservation Area which contains a number of Grade II Listed Buildings and is in a Site
of Archaeological Interest (SA8).
 The site is composed of greenfield land with biodiversity value (SA1). Development
here would result in a loss of undeveloped land (SA6) and would disrupt the historic
characteristics of the setting which is considered to have high sensitivity to the built
environment (SA9).
? The site is located some distance from open space (SA10).
 The site is located within reasonable proximity of facilities and services including a
bus stop, though is at a distance from a primary school (SA4 & SA11). The development
would deliver 5-7 new dwellings (SA13).
 Development of this woodland greenfield site, a majority of which is covered by TPOs
and which is adjacent to a Local Nature Reserve and Local Wildlife Site, would have
adverse effects on biodiversity (SA1). Development would result in the loss of
undeveloped land (SA6) and would affect local landscape (SA9).
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2).
 The site is in close proximity to local facilities and services though is not well
connected to public transport (SA4 & SA11). Development would include new open
space and play space (SA10 & SA12) and would deliver 110-145 new dwellings (SA13).
 The site is made up of greenfield land with some biodiversity value (SA1) and there
would be a loss of undeveloped land (SA6).
 The site is close to facilities and services though it does not have a frequent bus
service (SA4 & SA11). The site is close to open space (SA10) and would deliver 5-7 new
dwellings (SA13).
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 A small part of the site is in Flood Zone 3a, with a slightly larger area in Flood Zone 2
(SA3). The development may disrupt the setting of the Moor Park Conservation Area
which the site lies wholly within (SA8).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
The redevelopment of the garages may improve the local townscape (SA9). The site is
located at a distance from open space and the site’s proximity to the railway may cause
noise disturbance which affects the wellbeing of residents (SA10).
 The site is in close proximity to local facilities and services, including an underground
station, though does not have a local bus stop or bus service (SA4 & SA11) and the site
makes use of previously developed land (SA6). The site would deliver 5-7 new dwellings
(SA13).
 The site is located wholly within a LWS and there are TPOs in place in the northwestern corner of the site (SA1).
 There would be a loss of undeveloped greenfield land (SA6) and the site is in a Site
of Known Archaeological Interest (SA8). Development at this site would result in the
loss of distinctive landscape features of medium-high sensitivity to built development
(SA9) and the site is currently in use as a golf course and is crossed by a public right of
way (SA10 & SA12).
? There is a surface water flow path running through the site which poses a low-high
risk of surface water flooding (SA3).
 The site is within reasonable proximity of services and facilities (SA4 & SA11). The
development would include new open space and play space (SA10 & SA12)
 The development would deliver 962-1,375 new dwellings (SA13).
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Explanatory Comments
 Development of this greenfield site would have adverse effects on biodiversity (SA1).
Part of the site is in Flood Zone 3b and part of the site has a high risk of surface water
flooding (SA3). Development would result in the loss of agricultural land (SA6) and
would extend Oxhey Hall into open countryside (SA9). Part of the site is a Site of
Archaeological Interest, and development could affect the setting of the Scheduled
Monument adjacent to the south-west corner of the site as well as the Oxhey Hall
Conservation Area which is located within close proximity of the site. In addition there
are two Listed Buildings to the south-west of the site, including the Grade II* Oxhey
Hall, whose settings could be affected by the development. (SA8).
? The site is in a GSPZ1 and in addition a tributary of the River Colne runs along the
boundary of the site and could be adversely affected by new development (SA2).
Development could also affect users of the public right of way that runs through the
site (SA10).
 The site is in close proximity to local facilities and services including a bus service,
though is at a distance from a primary school (SA4 & SA11). Development would include
new open space and play space (SA10 & SA12) and would deliver 275-415 new
dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
result in a loss of agricultural land (SA6) and extend the ribbon of residential housing
to the west of the site into open land (SA9).
? The site is in GSPZ1 which risks contamination to the ground water source (SA2).
There is a Scheduled Monument, Grade II and Grade II* Listed Buildings close to the
site and the site may contain heritage assets of archaeological interest (SA8).
Development may disrupt access to the public right of way which runs along the site
boundary (SA10).
 The site is within reasonable proximity of services and facilities including a bus stop,
though has an infrequent bus service and is at a distance from a primary school (SA4 &
SA11). The site is adjacent to open land and playing fields that could be used for
recreation (SA10) and would deliver 15-25 new dwellings (SA13).
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? The site is in GSPZ1 which risks contamination to the groundwater source (SA2).
Redevelopment of the garages may improve the local townscape (SA9). The site is at
some distance from open space (SA10).
 The site is in close proximity to local facilities and services including public transport
(SA4 & SA11) and is classified as previously developed land (SA6). The site would deliver
5-7 new dwellings (SA13).
 Development here would mean the loss of greenfield land with biodiversity value
(SA1) and agricultural land (SA6) and would extend Oxhey Hall into open countryside,
though the site is of medium-low sensitivity to built development (SA9). Small areas
within the site are in Flood Zone 2, 3 and 3a and there is a low-high risk of surface water
flooding (SA2). The site is close to a Grade II* and a Grade II Listed Building as well as a
Scheduled Monument. To the south of the site is Oxhey Hall Conservation Area; to the
north of the site is the Oxhey Hall Site of Known Archaeological Interest; and to the
west of the site is River Colne Settlements Site of Known Archaeological Interest. (SA8).
? The site is wholly within GSPZ1 which risks contamination to the groundwater source
(SA2).
 The site is located within a reasonable distance of facilities and services, though is at
a distance from a primary school and has an infrequent bus service (SA4 & SA11). The
site would provide new open space and play space (SA10 & SA12) and will deliver 100166 new dwellings (SA13).
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Explanatory Comments
/ The site is part previously developed land and part greenfield (SA6).
? The southern part of the site is greenfield with TPOs along the boundary and
development could adversely affect biodiversity (SA1).
 The site is close to facilities and services including a bus service (SA4 & SA11). Whilst
development would result in the loss of a swimming pool, a new improved pool facility
will be provided in the centre of South Oxhey, as well as new open space and play space
(SA10 & SA12). The site would deliver 140-184 new dwellings (SA13).
 Development of this greenfield (ex-golf course) site, with an undeveloped area of the
site to the south of the ex-driving range car park, would have adverse effects on
biodiversity (SA1), would result in the loss of open land (SA6) and would extend built
development into open countryside at a site with medium sensitivity to built
development (SA9).
? The site is in GSPZ1 which risks contamination to the groundwater source (SA2). The
site is also adjacent to a watercourse and parts of the site are at a high-medium risk of
surface water flooding (SA3). Development could affect users of the public right of way
which runs through the site (SA10).
 The site is within close proximity to local facilities and services including public
transport (SA4 & SA11). Development could provide new open space and other
community uses (SA10 & SA12).
 Development would deliver 474-632 new dwellings (SA13).
 The site is greenfield land with biodiversity value and is adjacent to land which is
designated as a Local Nature Reserve, Local Wildlife Site and Ancient Woodland (SA1).
There would be a loss of undeveloped land (SA6) and a loss of open space, though the
site is close to other areas of open space (SA10).
? The site is within GSPZ1 which risks contamination to the groundwater source (SA2).
It is close to a Grade II* Listed Building and has potential to include heritage assets of
archaeological interest (SA8).
 The site is within an existing settlement, close to facilities and services including a
bus service (SA4 & SA11). The development would deliver 75-105 new dwellings (SA13).
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? The site is at low-high risk of surface water flooding (SA3). Redevelopment of the
garages may improve the local townscape (SA9).
 The site is in close proximity to local facilities and services including public transport
(SA4 & SA11) and makes use of previously developed land (SA6) which is close to open
space (SA10). The site would deliver 5-7 new dwellings (SA13).

-

 This greenfield site is wholly within a LWS (Prestwick Road Meadows South) (SA1).
 The site is currently undeveloped (SA6) and has valuable landscape features and a
medium-high sensitivity to built development (SA9). Development of the site would
result in a loss of open space which could be used for recreation, although there would
be a requirement for the development to provide new open space and play space
(SA10).
? The north-western portion of the site is at low-high risk of surface water flooding
(SA3).
 The site is within close proximity to local facilities and services including a bus service
(SA4 & SA11) and would deliver 84-210 new dwellings (SA13).
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Explanatory Comments
 Development of this largely greenfield site would have adverse effects on biodiversity
(SA1). Development would also result in the loss of agricultural land (SA6) and would
extend Carpenders Park into open countryside at a site with medium-high sensitivity to
built development (SA9).
? Development could have adverse effects on the Hartsbourne Stream which runs
through the site (SA2). A small part in the middle of the site is within Flood Zones 2 and
3b, with some areas at a high risk of surface water flooding (SA3). Development could
affect users of the public right of way that runs through the site (SA10).
 The site is reasonably close to local facilities and services and an underground station
(SA4 & SA11). The site is of a size that it could provide a new local centre with a school,
sport and community facilities (SA10 & SA12) and opportunities that help to support
the local economy and job provision (SA14 & SA15).
 Development would deliver 372-744 new dwellings (SA13).
 Development of this greenfield site, the majority of which is designated as a Local
Wildlife Site, would have significant adverse effects on biodiversity (SA1).
 Development would result in the loss of agricultural land (SA6) and would extend
Carpenders Park into open countryside (SA9).
? Development could affect users of the public right of way that runs through the site
(SA10).
 The site is relatively close to local facilities and services, though is at a distance from
a primary school (SA4 & SA11) and the development would include new open space
and play space (SA10 & SA12) and would deliver 80-110 new dwellings (SA13).
 Development of this greenfield site would have adverse effects on biodiversity (SA1),
would result in the loss of undeveloped land (SA6) and would extend Carpenders Park
into open countryside (SA9).
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? A small area at the north of the site is in Flood Zones 2 and 3b (SA3). Loss of the
cemetery could have adverse effects on the wellbeing of individuals and local
communities that are directly affected (SA10 & SA12).
 The site is reasonably close to local facilities and services though does not have a
frequent bus service (SA4 & SA11) and the development would include new open space
and play space (SA10 & SA12) and would deliver 155-210 new dwellings (SA13).
? A main river runs close to the site and there is a high risk of surface water flooding
across the south-west part of the site (SA3). Redevelopment of the garages may
improve the local townscape (SA9).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would deliver 5-6 new dwellings (SA13).

 The south-western part of the site lies within a LWS (SA1)
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? The site is adjacent to a LWS (SA1). Redevelopment of the garages may improve the
local townscape (SA9).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6). The development would deliver 5-9 new
dwellings (SA13).

-

? The site is adjacent to a LWS which is made up of Ancient Woodland and contains a
number of TPOs (SA1). Redevelopment of the garages may improve the local
townscape (SA9). The proximity to the railway may result in noise disturbance that
affects the wellbeing of residents (SA10).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6) which is close to open space (SA10). The
development would deliver 3-5 new dwellings (SA13).
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? The site ranges from low-high risk of surface water flooding (SA2). Redevelopment of
the garages may improve the local townscape (SA9).
 The site is close to facilities and services including public transport (SA4 & SA11) and
makes use of previously developed land (SA6). The development would deliver 3-5 new
dwellings (SA13).
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Explanatory Comments
 This greenfield site contains a number of TPOs and is adjacent to two Local Wildlife
Sites and an area of Ancient Woodland (SA1). Development of the area would result in
the loss of agricultural land (SA6). The Chilterns AONB is directly adjacent to the west
of the site and development here could affect the setting of the AONB. Development
would remove an area of open countryside with ‘medium sensitivity to built
development’167 (SA9).
Whilst a new settlement at this location would provide some local facilities and services
the area is located at some distance from major services and facilities and is not well
served by public transport. New development here would therefore result in an
increased need to travel, particularly by private car (SA4 & SA11).
? Parts of the site are in GSPZ1 which risks contamination to the groundwater source
(SA2) and surface water flow paths run through the site, meaning a small area is at high
risk of surface water flooding (SA3). Residents in the south-east of the site may be
affected by the noise and air quality impacts of the M25 (SA5 & SA10). The site is
adjacent to the Heronsgate Conservation Area which contains several Grade II Listed
Buildings and Locally Listed Buildings168 (SA8).
 The development could support the provision of new open space and play space
(SA10 & SA12), two primary schools, a secondary school, a health centre, community
centre and a local centre (SA14 & SA15).
 The development would provide 3,408 new dwellings (SA13).
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Explanatory Comments
 The greenfield site is adjacent to areas of ancient woodland and has part of a Local
Wildlife Site within the site boundary to the east and TPOs in place in the northerncentral area (SA1). Development of this site would result in the loss of agricultural land
(SA6) and affect local landscape at a site with medium-high sensitivity to built
development’ (SA9). Whilst a new settlement at this location would provide some local
facilities and services, the area is located at some distance from major services and
facilities and is not well served by public transport. New development here would
therefore result in an increased need to travel, particularly by private car (SA4 & SA11).
? A surface water flow path runs through the east of the site around which there is a
high risk of surface water flooding (SA3). There are some Grade II Listed Buildings close
to the northern, western and eastern boundaries and some additional Locally Listed
Buildings to the east. The site is also located close to Sarratt (The Green) Conservation
Area (SA8).
 The development could support the provision of new open space and play space
(SA10 & SA12), two primary schools, a secondary school, a health centre, community
centre and a local centre (SA14 & SA15).
 The development would provide 3,600 new dwellings (SA13).
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Explanatory Comments
 The site is greenfield and is adjacent to a number of areas of ancient woodland and
includes TPOs. There are Local Wildlife Sites to the south and east and four to the south
of the site boundary, including one with a small area within the site (SA1). An area of
agricultural land would be lost (SA6) and development would affect local landscape at
a site with ‘medium-high sensitivity to built development’ (SA9). Whilst a new
settlement at this location would provide some local facilities and services, the area is
located at some distance from major services and facilities and is not well served by
public transport. New development here would therefore result in an increased need
to travel, particularly by private car, though the development may have capacity to
support an improvement to bus services (SA4 & SA11).
? Surface water flow paths run through the east of the site and through the centre of
the site around which there is a high risk of surface water flooding (SA3). On the
western parcel of land, there are some Grade II Listed Buildings close to the northern,
western and eastern boundaries and some additional Locally Listed Buildings to the
east. The site is also located close to Sarratt (The Green) Conservation Area. There is an
area of Known Archaeological Interest to the east of the eastern parcel (SA8).
 The development could support the provision of new open space and play space
(SA10 & SA12), two primary schools, a secondary school, a health centre, community
centre and a local centre (SA14 & SA15).
 The development would deliver 4,872 new dwellings (SA13).
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 The greenfield site is adjacent to an area of ancient woodland and Local Wildlife
Site to the south (Great Wood LWS) and Local Wildlife Sites to the east (Bucks Hill
LWS) (SA1). Development here would extend Sarratt into open countryside at a site
with ‘medium sensitivity to built development’ (SA9) which is currently used for
agriculture (SA6). Whilst a new settlement at this location would provide some local
facilities and services, the area is located at some distance from major services and
facilities and is not well served by public transport. New development here would
therefore result in an increased need to travel, particularly by private car though the
development may have capacity to support an improvement to bus services (SA4 &
SA11).
? A surface water flow path runs along the northern boundary of the site and there is
a high risk of surface water flooding along it (SA3). The proximity of the site to the M25
may have noise and air quality implications for those toward the south-west of the site
which may affect health and wellbeing (SA5 & SA10). The site includes two Sites of
Known Archaeological Interest and several Grade II Listed Buildings are situated within
the outer site boundary and several more are located close to the site (SA8).
 The development would include new open space and play space (SA10 & SA12) two
primary schools, a secondary school, a health centre, a community centre and a local
centre (SA14 & SA15).
 The site would deliver 4,224 new dwellings (SA13).



 This largely greenfield site contains a number of TPOs and is adjacent to Local Wildlife
Sites to the south and the east (SA1). Though small areas of the site are brownfield,
much of the site is in use as agricultural land (SA6). Development of this site would
erode the gap between Hemel Hempstead and Bedmond and parts of the site are of
‘medium-high sensitivity to built development’ (SA9). Whilst a new settlement at this
location would provide some local facilities and services, the area is located at some
distance from major services and facilities. New development here would therefore
result in an increased need to travel, particularly by private car, though the site does
have access to existing public transport and the development may have capacity to
support an improvement to bus services (SA4 & SA11).
? The majority of the site is in GSPZ1 which risks contamination to the groundwater
source (SA2). Several Grade II Listed and Locally Listed Buildings are located nearby to
the site (SA8).
 The development would include new open space and play space (SA10 & SA12) , two
primary schools, two secondary schools, a health centre and a local centre (SA14 &
SA15).
 The site would deliver 4,680 new dwellings (SA13).
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