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Part A 
Telephone and Email Responses 



Telephone Responses 

•  

Intu/Debenhams outdoor area – public realm is very poor. Lighting is too harsh and people are sitting 
on their phones. Why is there no fountain/statue/trees?  It should be a space people want to stay and 
not be on their phone.  

 

 

Extracted Email Responses 

•  

Please consider for a central bus station in town centre. At the moment bus stops are all over the 
town centre, which is specially confusing for visitors. There are so many bus stops for different bus 
routes on market Street, with not wide enough pavement, there is problem for passengers and 
pedestrians passing by. So many nearby towns have central bus station in the town. I think we 
should follow suit. I think residents of Watford deserve it. 

 

•    

Reducing traffic congestion 

Whilst agreeing with your finding that the borough has become very congested with traffic and is 
difficult to get around, we feel the Local Plan can go further in putting forward alternatives.  

We recommend that among the options you should add “improving the frequency of train services, 
particularly on the Abbey line from St Albans, linking Garston and Watford North with the major 
public transport interchange at Watford Junction.” 

Regarding your question about infrastructure improvements provided by new developments, you 
might wish to note proposals in the new draft St Albans Local Plan to “deliver a step-change in the 
services on the Abbey Railway Line” and specifically for a “15-20 minute peak period service on the 
Abbey Railway Line …. This will likely require a new passing loop on the Abbey Railway Line, either 
on site or delivered elsewhere”.  

 The likely new developments in the Watford Junction area, and along the Abbey Line corridor, 
should complement the neighbouring Council’s Local Plan and any planning permissions should 
include contributions to ensure improvements to this vital public transport link. 

 The Plan should also include, as a longer term aim, the doubling of the track to allow for a more 
frequent and sustainable transport link along this congested corrider. 

 Travel to work 

Regarding commuting, a very high proportion of those travelling on the Abbey Line continue their 
journey on to London destinations. The introduction of the HS2 high speed trains from London to 
Birmingham during the period covered by your new Local Plan, there is a huge opportunity to 
increase the amount of commuter trains from Watford on slots vacated by non-stop trains through 
Watford.  



We recommend that the Local Plan should seize this opportunity to press for through running of 
trains from St Albans via Watford Junction to Euston or Clapham Junction thereby increasing the 
number of people in the north and central part of the borough to gain an attractive public transport 
option for travelling to work.  

 Watford Junction station 

It is widely recognised that the station is not fit for purpose and cannot cope with the massively 
increased number of passengers now using it. But none of the agencies responsible seem to be 
doing anything. This is an opportunity for Watford Council – through its planning powers – to show 
leadership among these bodies (DfT, Network Rail, train operators and county council). 

The Plan should clearly set out the basic requirements, including: 

 . Improved access including a second entrance from the “Orphanage/east side” of the railway  

 . Improved connectivity between the remote Abbey line platform (Platform 11) and the rest of the 
station 

 . Better cover against inclement weather at platform level for passengers 

 

•    

The Local Plan looks grim for local people: more congestion, pressure on local services, dilution of 
the character of the town which will look and feel like Harrow or Wembley in 20 years' time. If there 
were real local democracy then the Local Plan would never get adopted. There's not much more to 
say. What ever happened to the values of 20th century British Town Planning, with its emphasis on 
gardens and greenspace? (Proper regional policy would relieve the pressure on places like Watford 
but that would be against the free-market dogma.) In many parts of the ''new Watford'' it will feel 
and look like an inner-city district of any city in the world. You can take this as being a big 'thumbs 
down' but, of course, my views, and those of others will fundamentally change nothing.  

 

•    

Just to say that Watford town centre is a absolute mess at the moment I know that it will look nice 
once Debenhams is here I mean a small level crossing between McDonalds and metro bank is a joke I 
nearly tripped over there this afternoon. It's very dangerous there. Someone next time might not be 
so lucky. 

 

•    

Key issues and challenges 

Question 2: What do you think are the key issues facing Watford in the future? 

From Dacorum’s perspective, we have identified the following key issues: 

• Can Watford accommodate its local housing need? 



• Should further substantial office floorspace be provided, to enhance Watford’s role as the principal 
office centre in South West Hertfordshire? 

• Should further large scale retail development be proposed later in the plan period, to reinforce 
Watford town centre’s role as the regional shopping centre for South West Hertfordshire? 

• Are strategic transport measures needed to improve connectivity between Watford and the other 
South West Hertfordshire local authorities?  

In addressing these issues, the recommendations in the relevant South West Hertfordshire evidence 
base documents should be taken into account.  Particularly relevant studies, all due to be finalised 
over the coming months, are the Local Housing Need Assessment, the Economic Study Update, the 
Retail and Leisure Study and the Growth and Transport Plan.  

 

New housing required in Watford 

Question 4: Which of the first three options listed above (one or more) do you think is best for 
Watford? 

We support the proposed 2036 time horizon for the new Local Plan and consider that the plan’s start 
date should be 2018, to reflect the forthcoming South West Hertfordshire Local Housing Need 
Assessment. 

At present, it is uncertain what Watford’s local housing need figure for 2018-2036 will be.  This will 
depend on any changes to the Government’s standard method for calculating local housing need 
and the recommendations in the South West Hertfordshire Local Housing Need Assessment.  
However, it is clear that the figure will be at least 533 additional homes a year (applying the 
standard method to the 2016-based household projections) and might be substantially higher. 

We recognise that whatever figure final emerges, it will be more than double your existing Core 
Strategy housing target and will be very challenging given your tightly drawn boundaries.  The Local 
Plan should be consistent with section 11 of the National Planning Policy Framework (NPPF) on 
making effective use of land, especially paragraph 123 on increasing housing densities.  As a result, it 
may be appropriate to define minimum density standards in Watford town centre and other 
locations well served by public transport. 

Given the above, it will be essential to fully investigate all reasonable options for increasing 
Watford’s urban capacity, including options i and ii in your consultation document.  With regard to 
option iii, the answer depends on what the evidence base shows.  We note that you have produced 
a green spaces strategy and a sports facilities strategy fairly recently, but not a Green Belt review.  
Whilst the amount of Green Belt in Watford is limited (and includes Cassiobury Park and land liable 
to flooding in the Colne Valley), we consider that a Green Belt review should be carried out. 

When deciding whether Watford can accommodate its local housing need, it will also be important 
to consider if: 

• the land supply for the later part of the plan period should consist at least in part of broad 
locations, rather than specific sites (see NPPF paragraph 67 b) and the Planning Practice Guidance 
(PPG) on ‘housing and economic land availability assessment’) 

• the windfall allowance should be increased. 



With regard to bullet point 2 above, we note from your Authority Monitoring Report (AMR) that: 

 “ A conservative allowance has been made within the housing trajectory from year 6 onwards of 70 
units per annum in respect of windfalls. This allowance is calculated from the average windfall 
delivery rate for the period 2001-2017 on ‘small’ sites only (1121/16 = 70), as large windfalls are not 
always repeated.” 

However, Table 5-2 in the AMR shows that large windfall sites have produced 214 homes a year on 
average since 2001/02 and the figure has only fallen below 100 once since 2004/05.  Therefore, 
there appears to be a strong case to make an allowance for large windfall sites, although we 
appreciate that the new Local Plan will allocate as many sites as possible.  Neither the NPPF 
(paragraph 70) nor the PPG (paragraph 24) differentiate between small and large windfalls. The 
possibility of including a windfall allowance towards the end of years 1-5 in the housing trajectory 
should also be considered, in view of paragraph 24 in the PPG.  

We agree that option iv (working with other nearby councils to see if some of the housing need can 
be met outside the Watford borough boundary) is regarded as a last resort.  This option should be 
pursued only if a full assessment of Watford’s housing capacity, taking account of the above points, 
clearly demonstrates that Watford cannot accommodate its full local housing need.  

Employment 

Question 14:  Should we continue to protect existing employment areas from redevelopment to 
other uses such as housing? 

Watford town centre is the main office centre in South West Hertfordshire and appears to be the 
only place in the area where new office development is currently viable.  It is important, therefore, 
that the main office areas (especially Clarendon Road) are protected from redevelopment to other 
uses such as housing.  We would also support new office development in Watford, including a 
substantial office element in the redevelopment scheme at Watford Junction station. 

Our response to this question reflects the large scale recent loss of office floorspace to housing 
through prior approval schemes, the high office floorspace requirement in the South West 
Hertfordshire Economic Study and the shortage of suitable, available and viable potential office sites 
elsewhere in this part of the county.  Final decisions on job growth and employment land 
requirements will need to take account of the South West Hertfordshire Economic Study Update. 

Higher density development and tall buildings 

Question 17: What do you think is the most appropriate approach? 

In view of our response to Question 4 above, we think that high density development and tall 
buildings should have an important part to play in meeting local housing need in Watford.  Option iv 
(identify which parts of the borough are acceptable for tall buildings) appears to be the most 
appropriate way forward.  This would be consistent with section 11 of the NPPF. 

Transport 

We do not wish to respond to questions 19-25.  However, we would welcome further discussions 
between the South West Hertfordshire authorities and Hertfordshire County Council regarding the 
County Council’s South West Hertfordshire Growth and Transport Plan.  We will seek to agree any 
proposals in the final plan which have cross-boundary implications.   

Watford town centre  



Question 27: What shopping and retailing issues are important to you? 

Watford town centre has an important role as the regional shopping centre for South West 
Hertfordshire, a role which is increasing with the opening of the Intu Centre extension.  In view of 
this extension and the findings of the soon to be published South West Hertfordshire Retail and 
Leisure Study, there seems to be no need for large scale retail development in Watford town centre 
in the near future.  However, the Local Plan should consider whether land should be identified for 
possible expansion later in the plan period.   

   

•    

It is apparent that this consultation is about the big issues that should be addressed in the 
forthcoming Watford Local Plan. As you are aware, Highways England’s interest relates to the 
motorway and all-purpose trunk road network, which is collectively known as the Strategic Road 
Network (SRN) which we manage on behalf of the Secretary of State. In the case of Watford Borough 
Council, our interest relates primarily to M1 in particular Junction 5 and 6 and M25 Junction 20 and 
21. 

 Our interest in such Strategy documents is specifically focussed on the council’s approach to 
highway and transport matters in relation to regeneration and new development. We are keen to 
understand how local authorities initially identify and prioritise transport improvements in order to 
deliver sustainable development. Specifically how local authorities set and implement policy to 
manage trip demands and ultimately how these might affect the safe and efficient operation of the 
SRN for which we are responsible.  

 Our assessment of local plans is guided by, inter alia: 

 . National Planning Policy Framework;  

 . Department for Transport Circular 02/13 The Strategic Road Network and the Delivery of 
Sustainable Development, and  

 . Highways England’s The Strategic Road Network: Planning for the future: A guide to working with 
Highways England on planning matters 

 Overall, in accordance with national policy, Highways England looks to the Council to promote 
strategies, policies and land allocations that will support the operation of a safe and reliable 
transport network and alternatives to the car. Highways England stands ready to assist the Council 
as the plan progresses, in terms of assessing the impact its proposals may have on the SRN and 
agreeing appropriate mitigation as necessary.  

We have fervent interest in the transport related evidence base that will be submitted alongside the 
Local Plan. There is no mention of a transport evidence base thus far. However, it must be ensured 
that this evidence base is provided and is sufficiently appropriate, up-to-date, transparent and 
robust, such that it can be deemed sound.  

The evidence base should cover an appropriate area; for transport this may be beyond the borough 
boundary, for example where traffic from a number of authority areas converges on a junction such 
as M25 J20 and J21 or M1 J5 and J6.  It should also assess the individual and cumulative impacts of 
developments within the study area over the whole plan period and, as necessary, at various 
intermediate dates to identify any tipping points when action will be required. Looking to the 



production of the required sound evidence base, Highways England stands ready to assist the 
Council and/or its transport consultants as it is able. 

 

•    

Our comments on the specific questions posed as part of the Issues and Options consultation are as 
follows: 

 Questions 4 and 5 – Housing Options 

We are pleased to note that, as previously discussed, WBC recognises option (iv) – ‘working with 
other nearly councils to see if some of our housing need can be met outside the Watford borough 
boundary’ – is: 

(a) a last resort, that can only be considered once the previous 3 options have been fully explored; 
and 

(b) is subject to agreement with the Councils in question. 

Questions 9 and 10 – Types of Housing 

 Hertsmere acknowledges that due to the constrained nature of Watford, it is likely to see higher 
number of apartments and smaller homes, as opposed to larger sized units.  We look forward to 
discussing how the appropriate housing mix across the whole SW Herts area can best be achieved 
through work on our updated joint SHMA (Local Housing Need Assessment). 

 Questions 14 and 15 - Employment 

 We recognise the important role that Watford plays in providing employment space within the 
wider SW Herts area.  Due to the acknowledged pressure to find housing land, we understand the 
need to explore whether any existing employment space can be reallocated for residential use.  
However, we would urge the Council to continue to seek a balance between these two land uses and 
continue to protect employment space that remains fit for purpose. 

 

•   

I have been able to have a quick look at the Issues and questions and I think the only section that we 
need to comment on at this stage of the process is in respect of Questions 4 and 5 on how to meet 
housing need.  

 Firstly a lot will depend on how the new Government consultation on assessing housing need is 
resolved. We are quite shocked that after years of demanding that Planners take account of latest 
population and housing projections as the starting point in assessing need, that the current 
Government wants Planners to ignore the latest set, because they don’t tie into their arbitrary 300K 
national housing target! Hopefully some sense will prevail, but Watford’s consultation draft Plan 
should really await the outcome or allow for a range of alternative scenarios. After all, the new ONS 
2016-based projections show 5,000 fewer households in Watford in 2039 than the 2014-based ones. 
That’s a lot of flats, even in Watford. 

 Whatever the outcome, the housing need figure will still have to take account of the Green Belt 
constraint which is still in the new NPPF (para 11, (b) i), and Watford may well not be able to meet 



all its assessed need. That equally applies to other land uses than Housing, particularly employment 
and business uses. 

 That leads us to your question 4, and the 4 options you have set out for providing new dwellings. 
We strongly disagree with your grouping of the loss of open space and Green Belt together, and the 
reference to ‘low quality’ and ‘poorly used’ land. Quality is not a Green Belt purpose criterion.  

 We suggest that you prioritise (your Q5) options (i) and (ii) with the use of open space as a second 
last resort. Green Belt, for national policy reasons as well as its contribution to wider well-being, 
must be the absolute last resort, and only then if the need outweighs the harm as required by the 
NPPF.   

Importantly, seeking to negotiate accommodating some of Watford’s needs elsewhere must be 
higher in the options list than a last resort, in order to be consistent with the new NPPF (para 137), 
and that discussion is not limited to neighbouring authorities. 

 You have not however, included one significant potential source of new housing – the regeneration 
of previously developed non-residential land, especially employment and retail that is underused 
and likely to become less in demand with changes in shopping (on-line) and employment (working 
from home) practice during the Plan period. We consider that this is an equally important option to 
(i) and (ii), and possibly the first priority depending on the community’s concerns about densities 
and building upwards that the consultation may help to reveal. 

 

•   

In terms of housing need, the Council is referring to the Government’s standardised methodology 
for calculating need. It should be noted that our demographic modelling provides alternative 
population and household projections that could also be taken into account when applying this 
standardised approach. Our projections include consistent outputs for all local authorities in England 
and form the basis for housing need in the draft new London Plan. They are available on the London 
Datastore: https://data.london.gov.uk/dataset/2016-based-projections-national-outputs. 

We suggest the Council explores all options to accommodate its housing need. We also support the 
closer collaboration with the authorities in South West Hertfordshire and in particular the 
preparation of a Joint Strategic Plan. 

Given Watford’s good access to the motorway network (M1 in particular), it would be useful to 
understand the Council’s broad consideration of land for industry and logistics in the context of 
related requirements for the wider area. 

Watford is located within the new London Plan’s Strategic Infrastructure Priority called ‘Midlands 
and West Coast Mainline (London – Luton – Bedford / Milton Keynes)’ (see Policy SD3 and Figure 
2.15). 

We support in principle the South West Hertfordshire Growth and Transport Plan measures for the 
Watford area. 

Although the Metropolitan Line Extension (MLX) project in its original form is not currently being 
progressed and the powers granted by the Transport and Works Act Order are no longer in place, 
Transport for London is supporting Hertfordshire County Council’s and Watford Borough Council’s 
assessment of potential alternatives and we look forward to continuing to work with you on this. 



In the light of Watford’s proximity to London, we would be grateful, if you would consider extending 
some of the Mayor’s strategic transport policy objectives set out in the Mayor’s Transport Strategy 
to the borough including the promotion of Healthy Streets, rebalancing the transport system 
towards walking, cycling and public transport, improving air quality and reducing road danger." 

 

•  

Thank you for your e-mail inviting Historic England to respond to the Issues and Options for the New 
Watford Local Plan. We regret that we do not have the capacity to comment specifically at this time. 

Local plans should set a positive strategy for the historic environment in their area. This strategy 
should be woven throughout the Plan, starting with the vision and objectives through to the policies. 
It should include locally-specific policies for your historic environment and policy references, where 
needed, in other policies, such as in site allocation policies. Such policies should be founded on an 
appropriate and relevant evidence base. This may include heritage impact assessments for large 
and/or highly sensitive proposals. 

A number of good practice advice and advice notes published by Historic England may help in 
drafting and refining your local plan. These are listed with hyperlinks as an appendix to this letter. 

We do however recommend that the advice of your local authority conservation and archaeological 
staff is sought as they are best placed to advise on local historic environment issues and priorities, 
including access to data, indicate how historic assets may be impacted upon by the Plan, the design 
of any required mitigation measures and opportunities for securing wider benefits for the future 
conservation and management of the historic environment. If you have specific questions relating to 
the historic environment that cannot be answered by your local conservation and archaeological 
specialists, please contact Historic England’s regional Historic Places Team, who can be reached on 
01223 582749. 

Although we have not been able to provide a substantive response at this stage, this does not mean 
that we are not interested in further iterations of the document. Please note that we may still advise 
on, and potentially object to, any specific development proposal(s) which may subsequently arise 
from this or later versions of the documents subject to the consultation. 

 

•  

Issues & Options for the New Watford Local Plan Consultation 

I refer to the above consultation and would wish to make the following comments: 

General 

Sport England is a Non-Departmental Public Body and the Government’s strategic lead for 
community sport.  We provide advice and support to local planning authorities preparing 
development plans on community sport related matters.  We are also a statutory consultee on 
planning applications affecting playing fields and therefore we engage in the development plan 
process to complement this role. 

 Sport England advocates that the new local plan is prepared in accordance with the relevant 
Government planning policy in section 8 of the NPPF especially paragraphs 96 and 97 which 



specifically focus on open space, sport and recreation.  To complement Government policy, Sport 
England has prepared a Forward Planning guidance note http://www.sportengland.org/facilities-
planning/planning-for-sport/forward-planning/  aimed at local planning authorities preparing local 
plans which provides more detailed guidance on planning for sport in development plans.  Please 
note that this guide will shortly be updated by Sport England. 

 I have considered the consultation document and welcome the acknowledgement on page 9 that 
community infrastructure (that would include community sports facilities) are essential to support 
residents and businesses and that new development provides opportunities for delivering the 
infrastructure needed in the area.  I also welcome the recognition on page 13 of the importance of 
open space for a range of reasons which would include sport/recreation.  These references provide 
context for the more detailed comments set out below. 

Community Sport Evidence Base 

To inform the community sports facility infrastructure required in Watford to meet current and 
future community needs, in accordance with paragraph 96 of the NPPF, a robust and up-to-date 
assessment of needs is required.  Such a needs assessment together with a related strategy and 
action plan would then be used to inform and justify what sports facilities are required in accordance 
with the NPPF.  This evidence base could then assist with the development of (and justification for) 
policies in the new local plan relating to the protection of sports facilities, their provision and 
enhancement and securing their provision through new development.   

In advance of an up-to-date and robust evidence base being prepared, there is a concern that it will 
not be possible to make informed and justified decisions about the scope, content and wording of 
local plan policies that cover community sports facilities.  The same would apply in relating to 
determining planning applications that involve new/enhanced facilities or which impact on existing 
facilities.  The Council’s current evidence base for sport for supporting the local plan is the Sports 
Facilities Strategy for Watford 2015-2025.  While the strategy document was published in 2015, as 
acknowledged in the document, the study which assessed community sports facilities needs which 
underpinned the strategy was prepared in 2011/12.  The data collected on the supply and demand 
for sports facilities which informed the study and underpins the current strategy is now over 6 years 
old and is therefore considered to be out-of-date for informing sports facility needs for the period to 
2036. The 2011/12 study was considered by Sport England to be robust at the time it was prepared 
and it was endorsed for providing the evidence base for supporting the Watford Local Plan Part 1 - 
Core Strategy (2013) that will be replaced by the new plan.  However, this does not negate the need 
for the new local plan to be based on an up-to-date evidence base.  A further consideration is that as 
indicated on page 3 of the consultation document, the Council is working with adjoining authorities 
on the preparation of the South West Hertfordshire Strategic Plan which is aimed at providing a 
comprehensive and co-ordinated approach to the delivery of infrastructure across the sub-region.  
The adjoining authorities (Three Rivers, Hertsmere and Dacorum) have recently jointly 
commissioned a new evidence base covering open space, indoor sport and outdoor sport and Sport 
England is providing advice and support to its preparation.  There is a risk that if Watford Council 
does not similarly update its evidence base, that the approach to planning for community sport will 
not be co-ordinated between the authorities in the sub-region and there could potentially be 
conflicting approaches to addressing strategic sports infrastructure needs.  This is pertinent given 
that many of the sports facilities with the greatest community demand such as sports halls, 
swimming pools and artificial grass pitches are strategic in nature and have catchments that extend 
significantly beyond local authority boundaries plus based on local knowledge Sport England is 



aware of significant import and export of demand for such facilities between Watford and the 
adjoining authorities. 

Sport England's advice is that assessments of sports facility needs (both indoor and outdoor) should 
be prepared at least every five years.  The reasons that assessments of need should be based on up-
to-date data are as follows: 

 . The supply of facilities changes significantly over time. As well as new facilities opening and 
existing ones closing, access to facilities can change (e.g. on school sites), the quality of facilities 
changes over time as facilities become older (which influences the ability of facilities to meet the 
expectations of the community) and the format of facilities can change (e.g. the number and type of 
pitches marked out on a grass playing field can change over time in response to needs).   

 . The demand for facilities changes significantly over time. Demand for sports facilities is affected by 
a number of factors including population growth, sports participation changes (both general and 
sport specific), local sports club infrastructure and local sports development initiatives. The nature of 
the demand will also change over time (e.g. growth in participation by children, women and disabled 
groups) and the type of facilities required in response to changes in demand will have implications 
(e.g. the increase in demand for artificial grass pitches for football and rugby use for meeting 
competitive and training needs). 

The previous study of need will not have accounted for the significant changes in both facility supply 
and demand that Sport England is aware have taken place in Watford and surrounding areas since 
the data for the previous study was collected. The previous study will also not have accounted for 
current projections of future population and sports participation growth in the area which will have 
changed. Furthermore, the lack of recent consultation with stakeholders such as sports clubs, sports 
governing bodies, schools etc on supply and demand issues may result in current and future needs 
not being identified.  

Since the previous study was prepared, it is also advised that the tools and guidance available for 
collecting data and undertaking assessments with respect to sports facilities has advanced 
considerably and Sport England has published more recent guidance to help local authorities such as 
the Government endorsed Assessing Needs and Opportunities Guidance and the Playing Pitch 
Strategy guidance https://www.sportengland.org/facilities-planning/planning-for-sport/planning-
tools-and-guidance/.   This guidance has been published since the Council’s previous study was 
prepared and has become the industry standard approach since then to assessing needs.  As set out 
in the abovementioned Forward Planning Guide (2013), without a robust and up-to date evidence 
base for sport, local plans can be found unsound.  The guidance also explains the importance of 
having the evidence base in place for meeting the various tests of soundness.   

Sport England's recent experience has shown that where local plans have not been supported by up-
to-date and robust assessments of need for sports facilities, Inspectors have requested that this be 
an issue that requires discussion at the examination of the plans.  I would advise that most local 
planning authorities (including the majority in Hertfordshire) have prepared (or are preparing) up-to-
date sports facility strategies (incorporating needs assessments) in advance of plans being 
considered at examination in order to ensure that their local plans are sound.  A further 
consideration is that if the evidence base is not updated as part of the local plan preparation process 
and continues to be used for determining planning applications, developers are more likely to 
challenge the evidence base especially in the context of the need to protect existing facilities or 
provide for sport in new development through planning obligations or CIL. 



 To address these concerns, it is requested that the Council prepares an up-to-date sports facility 
strategy (indoor and outdoor sports) incorporating an assessment of needs which will provide the 
robust evidence to support local plan policies which may also assist with delivering wider Council 
objectives e.g. assisting with the health and well-being agenda, reviewing the future of Council 
owned facilities, sports development, influencing investment on school sites, external funding bids 
etc.   In this regard, as the current Sports Facilities Strategy only covers the period to 2025, there will 
be a need to review it in any case to ensure that it remains up-to-date for supporting other Council 
priorities beyond the local plan.  A robust evidence base for sport will also be needed to support the 
identification of strategic priority community sports projects for the purposes of CIL or planning 
obligations.  As set out above it will also be needed for ensuring a co-ordinated approach to 
addressing sports infrastructure needs across the South West Herts Strategic Plan area. 

Following completion of such a strategy, emerging local plan policies should be developed to add 
any specific sports facility needs that provision should be made for (potentially through local plan 
allocations), to provide support for the principle of new/enhanced sports facilities that will address 
community needs identified in the strategy and to protect existing facilities that are needed.  This 
approach would accord with the last sentence of paragraph 96 of the NPPF. 

Detailed advice on the preparation of sports facility strategies can be found on Sport England's 
website at www.sportengland.org/facilities-planning/planning-for-sport/planning-tools-and-
guidance/ and further advice can be provided upon request.  It is advocated that discussions take 
place with Sport England if the Council decides to progress a new evidence base for sport in 
response to these comments.  It should be emphasised that Sport England would prefer to provide 
advice and support to the Council to address these matters during the development of the emerging 
local plan rather than having to appear at a future local plan examination hearing to advise the 
Inspector of these concerns. 

Local Plan Policy Development 

In relation to the policies in the emerging local plan relating to community sport, the 
abovementioned Forward Planning guidance provides generic advice.  Sport England would also be 
happy to provide further advice to the Council on policy development prior to formal consultations. 

I hope that these comments are helpful and can be considered when determining how to progress 
the local plan.   

   

•  

Please find my comments below, do not hesitate to get in touch with any question or queries. 

Q1: Watford in the future: 

 . less pollution 

 . fully integrated transport system 

 . all developments design to have low impact on the environment (i.e. building materials/ energy 
efficiency etc.) 

Q2: Key issues: 

 . increasing vehicle traffic and therefore increasing pollution 



 . decreasing green spaces (not just for people but also for wildlife) 

 . increasing population putting a strain on already stretched resources (waste/ transport/ 
education/ health etc.) 

Q3: Suggestions: 

 . firmer control on petrol/ diesel vehicles (through building regulations/ parking charges etc.) 

 . increased public transport, cycle and walking network that match public “desire lines” and 
therefore encourage their use – offering viable individual vehicle alternatives, this would include 
ensuring cycle routes within the town link up effectively 

 . incorporation of truly green space in all developments (not just tree planters and paving), for both 
wildlife/ aesthetics and rain water run off 

 . climate change ready infrastructure  -waste/ sewage/ transport (working with the County Council 
and the surrounding councils) 

Q4: Which option is best for Watford: 

 . option 1 and 2 are of equal merit (if the site and surrounding area have the suitable infrastructure 
in place to support the additional demands that will be placed on it) 

Q5: Order of preference: 

 . in the following order 1 and 2 equal, then 4.  Watford already has limited green space - not just for 
residents but for wildlife and to provide “green lungs” to filter the air and remove pollutants – low 
quality and poorly used implies use by people for leisure but green spaces have greater value than 
just leisure pursuits. 

Q6 – Q8: no response 

Q9: Types of housing: 

 . This question involves a greater understanding of the demographics of Watford plus the current 
and potential capacity for expansion of the various infrastructure and support services than there is 
detail here to enable a meaningful response.    

Q10: Housing provision on limited land: 

 . Linked to responses to Q4 and Q5 

Q11 – 13: no response 

Q14: Protect existing employment: 

 . Yes – we need to ensure Watford remains a mixed use town to provide housing/ employment 
options for its residents within its boundaries thereby reducing the need to travel long distances for 
employment and reducing the impact of commuting/ enable more “green transport” options to be 
viable methods of commuting to work as shorter distances.   

Q15-16: no response 

Q17: Appropriate approach: 

 . Selected options (iii) and (iv) 



Q18: Infrastructure: 

 . Water/ Sewage 

 . Waste 

 . Green 

 . Transport 

 . All need to be made climate change ready 

Q19: Transport options: 

 . Support options (i), (iii) and (iv) 

Q20- 22: Introduction of measures/ traffic reduction/ infrastructure 

 . Stronger travel plans for all developments, zero car developments, greater cycle parking within 
developments (if building for families need at least 4 cycle bays per unit), better linkages between 
cycle routes and along key cycle desire lines i.e. through and across the town centre 

 . More dedicated shuttle buses from hubs to key employment sites 

 . Engagement with employers/ employees/ other adjoining councils on the priority routes and traffic 
reduction options – working patterns (i.e. 9-5/ home working etc.), shared transport services, park 
and ride schemes  

Q23- 24: Non car transport: 

 . See responses to Q3, 20-22  

Q25: Encourage use: 

 . Clearer marking of cycle routes and shared pavements (where shared pavements smooth surfaces/ 
less obstacles).   

 . More cycle advance stop lines 

 . Less rain water drains at more than 1 inche lower than surrounding road making a cycling hazard 

 . Cycle desire lines analysis 

 . Less adults cycling on the pavement when not shared use 

Q26-28:  no response 

Q29: no response 

Q30: Overarching: 

 . I am glad to see the other points listed to be covered in the Local Plan.  However the Councils 
current climate change strategy dates from 2010 – there will need to be a substantial amount of 
work done to ensure that the developments that the government require within Watford support 
rather than undermine the need to provide sustainable low-impact development that will be 
suitable for the changing climatic conditions (including the linked infrastructure).   

   



•    

It is disappointing to note that the issue of making adequate provision for Gypsies and Travellers 
does not feature as an issue to be considered in the new Local Plan. 

Failure to address this issue would render the plan unsound. 

The public should be made aware at this stage of the need for the Local Plan to address this issue." 

•    

With increasing houses people will struggle with school places as already as a new local resident I am 
struggling to get a school place as my child is travelling to London to his previous school as no local 
has vacancies. 

 

•    

Just to let you know that the bus services in Watford this summer have shocking to say the least. 

  

•    

Hi, I live in ***  Dodd Road ***  and we are struggling alot on current broadband with give speed of 
4 mbps. Its been 5 yrs we are listening that there will be fibre optic broadband in our area. This 
whole area is made by Taylor Wimpy and been managed by Trinity Management. There are more 
than 400 families living in this area. We did check and across the road on Leggatts Way there is fibre 
optic. We also checked don BT site and its in Field survey stage and it it will take 9 more months. If 
this process can be expedite, it will be of great help for so many families. 

 

•    

Dear Watford Local Plan, I am in favour of improvements to pedestrian and cycle routes, and to 
public transport. I am also in favour of preserving green spaces. I have chosen to write this brief 
message rather than going all the way through the questionnaire. I hope you can take my feedback 
into consideration. I live in Bushey, but I come in to Watford often.  

 

•    

I never or rarely read any comment about the redevelopment of Watford General Hospital - it seems 
that all other incidentals are progressing but the essential needs for health and wellbeing take 
second place. Suggest positive note be taken and this subject given top priority with appropriate 
comment, regular news bulletins and local newspaper coverage.  

 

•  

National Grid has appointed Wood to review and respond to development plan consultations on its 
behalf. 



We have reviewed the above consultation document and can confirm that National Grid has no 
comments to make in response to this consultation. 

Further Advice 

National Grid is happy to provide advice and guidance to the Council concerning our networks. If we 
can be of any assistance to you in providing informal comments in confidence during your policy 
development, please do not hesitate to contact us. 

To help ensure the continued safe operation of existing sites and equipment and to facilitate future 
infrastructure investment, National Grid wishes to be involved in the preparation, alteration and 
review of plans and strategies which may affect our assets. Please remember to consult National 
Grid on any Development Plan Document (DPD) or site-specific proposals that could affect our 
infrastructure. 

 

•   

Issues and Options Consultation: Representations in respect of Waterfields Shopping Park 

We submit these representations on behalf of TH Real Estate, who are the asset managers managing 
the Waterfields Shopping Park on behalf of its owners, WH Woodbridge Ltd. 

The NPPF requires (paragraph 16) that plans ‘be shaped by early, proportionate and effective 
engagement between plan-makers and communities, local organisations, businesses, infrastructure 
providers and operators and statutory consultees.’ It is on this basis that we welcome the 
opportunity to become involved in the plan-making process. 

It also requires (paragraph 15), in respect of plan-making, that plans provide a positive vision for the 
future of each area, address local needs including that for housing and other economic, social and 
environmental priorities and be a platform for local people to shape their surroundings. This means 
that locations and sites need to be assessed in terms of their suitability for different types of 
development and in accordance with the principles of sustainable development. 

Waterfields Shopping Park is a successful retail park to the south east of Watford town centre. It is 
situated in a highly sustainable location within walking distance of both Watford High Street and 
Watford Junction railway stations. Both stations provide regular services to London Euston and 
Watford Junction provides connections to the midlands and the north. The site also benefits from 
excellent connectivity to the local highways network, the M25 and M1. It’s therefore a good location 
and a suitable site for a range of land uses and also means that the site could support high density 
development. 

We trust that these representations will be taken into consideration in the progression of the local 
plan and would welcome any comments that the council may have in response. 

 

•    

Watford Residents' Next Generation 

I submitted my answers to the Council's consultation questionnaire sometime ago. Nevertheless I 
wish to add my concerns to you about the long term strategic development of Watford. Not least for 



the amenity of current residents & our children who are compelled to leave the town area where 
they belong, because of the cost of property ownership in & around Watford. Consequently, local 
residents' children are forced to move out of the area for affordable homes, whilst others from 
neighbouring London Boroughs replace them. 

  

I do not believe the consultation documents or its questionnaire adequately addresses this issue? I 
accept its not a problem easily resolved, but are any Council initiatives being vigorously pursued to 
prioritise the needs of Watford's future generations? If so, I am not aware of any? 

Single Dimension Targets Fail Long Term Planning Benefits 

Equally, I am concerned Government pressure to fulfil short term (politically motivated) home 
building targets drives & fails to recognise its consequential local issues that such targets viewed in 
isolation cause without proper strategic planning. Whilst I recognise your local plan acknowledges 
these issues; I fear if they are not logically & practically resolved, (rather than simply acknowledged) 
in the correct order; it will compound those long standing unresolved serious problems already 
evidently afflicting our community. For me that fails the purpose of thorough strategic planning! 

Before we increase the local population with new property owners in high rise structures, you must 
address: 

• the traffic congestion around the Town Centre ring road, throughout North Watford & around 
Bushey Arches; 

• the lack of adequate parking facilities around the town's perimeter for existing residents; 

• redevelop Watford Junction & its surrounding eyesore area, ideally creating a landmark 
destination for Watford with all facilities utilised by commuters from & to our town; 

• ensure effective leasehold legislation reforms are implemented, before allowing property owners 
& their unregulated managing agents to exploit: new home owners  desperate for local 
accommodation including those in mixed property tenure developments, where leasehold flats & 
freehold houses exist without adequate legal recourse to prohibit ""fleece-hold"" property owners; 

• secure rail connectivity to Cross-Rail & Watford Station tube rezoning for equitable fares.       

I am concerned some of the ideological concepts in the proposed plan lack realism. For examples:  

• high rise structures for non - motorists occupation: do you really believe those new entrants that 
can afford to move into Watford will not utilise a car as well as rely on our current  rail connectivity, 
especially to visit their families located in the London areas? 

• 20 mph speed limits will impact air pollution & traffic congestion with slower journeys instead of 
providing a new vehicle traffic infrastructure in a too often gridlocked town?  

May I recommend the depth & width of the current plan be expanded to effectively address  
definitive resolution of all related issues arising from population & commuter growth: significant 
increases before such consequences are tomorrow's inherited problems, whereupon their resolution 
will become much more complex & expensive. 

Based on my impression of our town's strategic plan consultation documentation to date, which 
notably identifies problems, but fails to propose their effective resolution in chronological order; it 



needs & justifies the assistance of proven urban regeneration experts to assist our town's planning 
team! Are you confident you can address such a complex project with proven expert assistance? 

A good example of a thorough urban regeneration strategic plan that impressed me & other local 
residents was developed for Watford Junction, but sadly not implemented? Presumably due to short 
- sighted budget austerity cuts in 2008? Doubtless the Council Strategic Planning Team will enjoy 
access to these earlier detailed proposals. Instead Watford Junction's limited parking redesign was 
pathetic by comparison resulting in a major part of the immediate vicinity being allocated to buses, 
which is primarily unused space with comparative inadequate meagre parking for those picking up 
commuters etc! 

Regeneration of Land at Watford Junction 

 In February 2008, 200 local people & other stakeholders attended a Community Planning Weekend 
to consider the regeneration of land to the east of the station controlled by a joint venture between 
Redrow Regeneration & Blackfriars Investments Limited. The discussions focused on Watford 
Junction, the local infrastructure, the site's constraints, its integration with the station & 
neighbouring areas including the town centre. John Thompson & Partners analysed the ideas, 
developed a vision & an indicative master-plan for the regeneration including site area usage, layout, 
design & how best to create quality public places. 

 The Master-plan sought to create a highly sustainable new mixed use neighbourhood with links to 
Watford Junction's existing facilities; creating new residential & commercial opportunities including: 
office, hotel, station related retail, nursery, leisure & healthcare uses. It would have transformed the 
entire area from being an eyesore into a landmark hub for residents services & welcome visitors' to 
Watford arriving via train. 

 I believe this Master-plan Project deserved then & now demands active implementation part of 
wider plan for Watford, because it has so many merits &  effectively addressed issues identified for 
resolution in your current consultation documentation.   

 It would add to Watford's existing assets enhancing its image & identity via a visual marker for our 
important station. It incorporated a new landmark focal station building at the heart of the 
development.  A central piazza surrounded by shops & cafes linked to the station incorporating high 
quality landscaping would create a new vibrant space surrounded by well designed buildings; 
attractive landscaping with water & lighting features where both residents & commuters will want to 
linger & serve as a location for public arts & leisure facilities.  

 Building from scratch on a brownfield site on a well connected location offers an opportunity to 
implement best practice standards of social, environmental & economic sustainability. It would 
serve the entire community becoming a hub for a wide cross section of local residents including 
children; office workers; commuters & visitors: all able to enjoy a landmark neighbourhood.It would 
benefit all neighbouring residential & business communities. It will provide new jobs & homes. 

It offered residents & commuters southern access to the station from Reeds Crescent with a 
pedestrian bridge across the mainline railway instead of the illogical route around the station 
underneath the Railway Bridge in Orphanage Road along Woodford Road. Also, it offered station 
access for walkers, cyclists & those using public transport to access the station. Furthermore the plan 
incorporated Hertfordshire County Council's then proposed relief road from St Albans Road adjacent 
to TK Max via Clive Way direct to the M1, which offered a long overdue solution to the traffic 
congestion in North Watford. 



A strategic plan of this depth & width of solution orientated thinking is needed before Watford's 
population is significantly increased. I acknowledge the significant progress the Council has delivered 
with the extension of the Intu Shopping Centre & the work done to improve our parks & leisure 
centre facilities. So, I hope this intended to be helpful constructive criticism based on your initial 
consultation proves useful to create a long term plan worthy of our town & one that addresses its 
current longstanding problems. Those who fail to plan for their resolution ahead  of implementing 
one dimensional initiatives fail to plan effectively in my humble opinion. 

Incidentally I have no affiliation with any of the aforementioned organisations in the Watford 
Junction Master-plan, but as an interested resident can affirm this master-plan was a seemingly 
complete impressive piece of work, which uniquely appeared to serve every stakeholder interest 
with considerable foresight. Frustratingly this project was intended to be submitted for outline 
planning application in the Summer of 2008, but that was the last I heard of its progress, except that 
Richard Harrington MP for Watford has been pursuing its partial implementation?  

Naturally, Watford Strategic Plan will benefit from strong leadership & sponsorship via you as 
Watford's Mayor & Strategic Planning Team? 

So I would be obliged if would be kind enough to let me have your view on its value; current status & 
likelihood of implementation in the near future & if a plan of this thoroughness will be prepared for 
the future wider development of Watford Town & surrounding areas please? 

   

•   

Question 1. 

A town with an attractive townscape and pleasant environment, that isn't overdeveloped or full of 
high rise buildings, but that has been developed carefully and has preserved and re-used the nice 
older buildings and has taken advantage of the opportunity for development by creating long lasting 
and attractive buildings. 

A town that has not lost too many offices to residential and so offers premises for businesses so local 
people can work in Watford, as can those from outside. A town which has retained the big 
companies and attracted new ones. Local traders and retailers are doing well, with apprenticeships 
on offer. 

One with a strong Hospital and local services for local people. 

Question 2. 

Improving local schools for all with well supported teachers. 

More support for the wonderful work that Watford General does, with funding to retain and expand 
facilities and give staff the support they need. 

Continue improving the green spaces and streets so that it's a pleasant town to walk around and 
enjoy. Cassiobury is wonderful but the approaches need improving as does my local park (off Radlett 
Road) and the surrounding streets desperately need some care and attention with more efforts into 
keeping the streets litter free. 

Well supported local services for all ages so that we have youth clubs, social clubs, sports clubs, town 
hall etc that are alive with activity. 



Improve the high street nightlife offer so that there are some nicer bars and pubs for those over 25 
to go to so that this large group of the population can also be involved in the evening economy in 
Watford. 

Loss of too much employment land to residential and it becoming over-populated and losing it's 
charm, it's character and community essence. 

Question 3. 

Better and clearer explanations to the public about the planning process so that they can 
understand how they can be involved, and that they do have a voice. 

Councils really listening to the public. 

Opportunities for good development must be taken, but they must be done correctly and not 
wasted on bad choices. We have finally had the opportunity to correct some of the bad planning and 
development decisions made in the past (concreting Charter Place etc) and the shopping centre area 
is becoming greatly improved. However development decisions have a huge, far reaching and long-
term effect and if these are done without prioritising the community, the townscape, defensible 
space and for the life of those in the town, we will all live to regret it, being stuck with over 
development of high and ugly developments that do not stand the test of time and leave a negative 
mark, crushing the character of the town. Re-use old buildings, or keep the facades where this is not 
possible and build behind them. 

An example of where development has been done badly is the Imagine residential apartments on St 
Albans Road where the Veralum pub used to be. A prominent corner which could have improved the 
look of the road but it is an absolute eye-sore. We now have the impending redevelopmetn of the 
Conservative Club - although this building was in a bad state and shabby, it is to be replaced with yet 
another bland modern block instead of more thought going into the design of the new building, or to 
retain the facade of the existing one, or parts of it so as to retain the old red brick character.  

However, we are also doing some much more attractive new builds, like the new one on Queens 
Road as it bends round, on the former New Start and printing premises, and has transformed that 
corner positively already, replacing a set of bland and ugly low level units. 

Question 4. 

Option ii would be preferable if it means taking down residential areas that are not fit for purpose, 
do not contribute to the townscape and can be replaced with better homes. Option i of course also 
needs to be part of this, but within reason. iv should always be employed so that the Councils work 
together to ensure that green space is retained and housing and development is provided on 
appropriate brownfield land. 

Question 6. 

Affordable housing should be part of the residential offer so that we have homes for all. 

Question 7.  

Yes, together with other S106 type agreements for the local community. 

Question 8. 

- 



Question 9. 

v. all housing types. If there is not a mix of housing available then people have to move outside of 
the town to find it, and cannot stay in Watford as they progress through their lives. 

Question 10. 

As you are doing, by looking at brownfield land which is not being used as well as it could be, by 
improving existing developments and by bringing empty buildings back into use. 

Question 11. 

Our care homes have a good reputation, and provision of other housing for older people should be 
part of the mix offered. 

Question 12. 

Where necessary yes - or convert and re-use older buildings. 

Question 13. 

I don't think that is possible without huge expense. 

Question 14. 

I think there does need to be a limit on how much is lost to residential, yes. Otherwise there will be 
too much loss, and when demand increases there will be no land to provide for office / warehouse 
use etc. We have a strong history of business and trade with our industrial estates and they provide 
a wealth of jobs etc. If we build on them, where will we then provide the employment / warehouses 
etc in the future? 

Question 16. 

*** has his own business in the town and has been here for over 30 years. I know that he wants to 
see the local retailers and businesses supported and doing well, and would love to see the empty 
units back in use with businesses and all doing well. He works hard to improve things where he can 
and has a great relationships with many of the businesses in the area. 

He has said that he would like to see more economical housing for employees, but no more loss of 
existing industrial and employment space to residential.  

Question 17. 

iv and then enforce a limit on the number of floors/storeys. We are a generally low rise town and 
developments soaring way above the YMCA are completely inappropriate. We need to learn from 
the mistakes of high-rise developments in the 1960s and not repeat them by building too many and 
giving Watford more social problems in the future. 

Question 18. 

Watford Junction train service is brilliant, but very expensive. The routes work well though and are 
great for access to/from London.  

The Hospital and staff there need ongoing support and investment - especially if we are to have a 
huge number of new residents to also cope with. 

Question 19. 



Congestion charging would be outrageous. Cost of living is high enough without adding to it unfairly 
in this way. It would also stop people coming into Watford to shop etc, and would penalise those 
that work and live there. 

I would support iii. I love to walk but find walking in Watford not always that pleasant. We have 
some beautiful streets but many are tarnished with litter, poorly maintained railings and walls, 
uneven and broken paving and paths, graffiti and difficult and unattractive routes to navigate across 
the one way system.  

Question 22.  

Push back on providing too many new homes (I know this is difficult).. 

Question 25 and 29. 

I have tried to walk to Cassiobury from the Queens Road area, but it is full of unpleasant patches and 
is not a great experience. Streets and paths desperately need to be better maintained and looked 
after by cleaning them up, clearing litter and rubbish more regularly, and planting more flowers and 
trees and hedges. It would make a world of difference. There have been some improvements 
recently around the shopping centre and to Cassiobury, and it looks great and really adds to a 
positive experience of the town. 

The roads around Radlett Road, towards Top Golf, up to and including St Albans Road are all in 
desperate need of some love and attention. 

As mentioned above, nicer bars for over 25s would be so popular. All of the people that I know that 
live in and around Watford in their 30s all go elsewhere in the evenings with the exception of 
Bodega and the Nascot Arms etc. The High Street would benefit hugely from a few more places for 
those not in their teens and early 20s." 

   

•  

The Nascot Residents Association recognises the urgent need for more homes and understands the 
Council’s dilemma of trying to balance this with the shortage of land in this heavily built up borough. 

We support the principles of the Taller Buildings policy – concentrating taller building in just 3 
locations including Watford Junction station. But this policy must NOT be applied to areas outside 
these zones.  Several applications on our side of St Albans Road have recently been allowed, with 
officers’ approval, despite being outside of the policy’s boundary. 

Urgent attention needs to be given to ensure that a decent level of affordable housing is provided – 
the Council has been weak on occasions in applying its 35% rule. 

Any new development must be matched with appropriate infrastructure needs including: 

 . Schools 

 . Health facilities 

 . Public open space 

 . Transport – particularly addressing the urgent need to upgrade Watford Junction station 



Finally the Plan must include adequate protection for our heritage – with strong policies to enhance 
historic buildings and conservation areas. 

 

• 29  

The Property Planning Team at Hertfordshire County Council have no comments to make on the 
Watford Local Plan Issues and Options. 

We do however wish to be kept informed of any future local plan consultations. 

 

•  

Thank you for consulting Transport for London (TfL). TfL has ongoing interests in the area due to the 
ownership of rail infrastructure as well as cross boundary transport services provided by London 
Buses, London Underground and London Overground. TfL also has an interest in encouraging an 
approach to strategic transport that is in line with the Mayor’s Transport Strategy and transport 
policies in the London Plan. We would therefore be grateful, if you would consider extending some 
of the Mayor’s strategic transport policy objectives to the borough including the promotion of 
Healthy Streets, rebalancing the transport system towards walking, cycling and public transport, 
improving air quality and reducing road danger. 

We support in principle the South West Hertfordshire Growth and Transport Plan measures for the 
Watford area. Although the Metropolitan Line Extension (MLX) project in its original form is not 
currently being progressed and the powers granted by the Transport and Works Act Order are no 
longer in place, TfL is supporting Hertfordshire County Council’s and Watford Borough Council’s 
assessment of potential alternatives and we look forward to continuing to work with you on this. 

 

•   

To take some of the key issues in order; 

Housing  

Someone, somewhere, must be made to understand that there is not enough space in this town for 
the construction of 800 dwellings per year, for the next twenty years. The only way in which this 
target can be even remotely approached is by building a large number of extremely high tower 
blocks—and after Grenfell, who would want to live in them? The construction of tower blocks does 
not only require an acre or so of land for the block itself, but also a considerable area for car parking. 
A twenty storey block with four flats per storey will require at least eighty parking spaces; more if a 
reasonable allowance is made for visitors. In this day and age, most couples regard a private motor 
car as being almost as indispensable as a washing machine or refrigerator. The argument that the 
inhabitants of tower blocks don’t need cars is valid in a city like London, where the bus service is 
intensive, inexpensive and runs late into the evening; these conditions do not apply in Watford, 
where buses are few in number, expensive to use and go to bed early when their mummy tells them 
to! 

Open Spaces  



Should they be protected from development? Yes, of course they should, but how long will that 
protection withstand the 800 dwellings per annum requirement? If tower block are not an option, 
sooner or later, it will be necessary to allow housing development on Cassiobury Park, Oxhey Park, 
Garston Park, etc. 

Transport  

Please see my comments under 'Housing' regarding frequency, reliability and cost of local buses.  

One way to encourage walking would be to rephase pedestrian controlled traffic lights, so that they 
change in the pedestrian's favour much more rapidly. A set of such lights near my house keep the 
pedestrian waiting for minutes on end: when there is an opportune break in the traffic the 
pedestrian crosses against the lights. When the lights change some forty or fifty seconds later, road 
traffic drivers are waiting on a red light for non - existent pedestrians! Result: frustrated walkers and 
frustrated drivers!! 

Also, more time should be allowed for walkers to cross the road; another set of pedestrian lights 
near my address allow about four or five seconds only. This is not enough for the elderly and less 
fleet of foot. 

Watford badly needs a proper bus station. Presently, bus stops are scattered across the town centre 
like confetti at a wedding. The building of a bus station would allow the TOTAL & COMPLETE 
pedestrianisation of the High Street between the High Street Railway Station and the Town Hall. The 
present arrangement, giving no vertical separation between pedestrians and motor traffic, will 
eventually lead to a fatal accident. If towns such as Exmouth, in Devon, and St. Ives, Cornwall, can 
find space for a bus station, why can't Watford? I will not accept any argument favouring the 
atrocious arrangement at Watford Junction Station! 

And finally on this point. There is no viable alternative to the Metropolitan Line Extension (MLX). 
Light rail or a guided busway would be just as expensive as a properly built MLX and a lot less 
convenient. MLX should be constructed properly for the new 'S' stock trains, or it should be 
forgotten about entirely--and I know which is most likely to happen! 

Tall Buildings  

Please see my comments under 'Housing'. I do not wish to see Watford turned into a mini - 
Manhattan. 

Infrastructure  

Please see my comments under 'Transport' regarding a bus station. It appears to me that a large 
proportion of the telephone exchange in Exchange Road has been made redundant by advances in 
technology and that this would be an ideal site for such a bus station. 

   

•  

Question 1 What type of place would you like Watford to be in the future?  

Answer: Attractive, easily accessible centre for shopping, entertainment and eating with sustainable 
local employment. The provision of a good traffic infrastructure, with good park areas for recreation, 
and attractive outlying villages with sensible development plans to avoid losing their individual 
characters. 



Question 2 What do you think are the key issues facing Watford in the future?  

Answer: Travelling Infrastructure: needs an overall plan covering road, rail, cycle, bus and walking. 
Development with high rise buildings but following the Skyline report guidelines. 

Question 3 Do you have any suggestions as to how these could be addressed? 

The SW Herts Plan will pool the ideas of local councils and should develop a comprehensive Plan 
which covers the Urban, Rural problems and needs. This should also provide comprehensive 
requirements for road infrastructure in the area to support the other parts of the plan. The Council is 
under pressure with income as the Government contribution is falling. With plans for additional 
development the Council has to look for more local income. The Council could look to be a dwellings 
developer and letting out properties which will provide another source of growing income. 

Question 4 Which of the first three options listed above (one or more) do you think is best for 
Watford? 

Answer: 1 and 3 

Question 5 Of the first three options above, do you have an order of preference about how new 
housing can be provided in the borough?  

Answer: 1, 3 

Question 6 Do you think the council should continue to prioritise affordable housing being provided 
on sites when new housing development comes forward?  

Answer: Yes 

Question 7 Do you think the council should encourage developers to make a financial contribution 
that can be used to provide affordable housing on other sites in the borough?  

Answer: No 

Question 8 Do you think there are any other approaches that should be considered 

Answer: The SW Herts Plan would help look at areas suitable for development over a wider area. 
Also boundaries can restrict thinking as there maybe a good development area which crosses council 
boundaries. 

Question 9 For the options above, do you have an order of preference about the types of new 
housing needed in Watford in the next 20 years?  

Answer: in order 1,5,2,3,4 

Question 10 How do you think these types of homes can be provided on the limited amount of land 
we have available in the borough? 

Answer: part answered above with the SWHerts plan. There are also poor grade land such as west 
Watford north of Hampermill Lane. 

Question 11 What do you think we can do to provide new homes for people as they get older?  

Answer: there are Associations being set up in England which cater for the older generation 
specifically. They are often private Associations but could be Council owned. They are self help 
Associations where people live separately and independently but has a supportive community. Some 



are women only but id prefer mixed sexes. Riverwell could have been set up like this in a part of the 
area. And im not talking about care home types. 

Question 12 Should we deliver purpose-built retirement homes?  

Answer: No is my initial reaction but probably need more information to come to a clear answer. 

Question 13 Should we ensure new homes are adaptable for all ages to live in? 

Answer: Good idea but don’t know how that will be achieved. 

Question 14 Should we continue to protect existing employment areas from redevelopment to other 
uses such as housing? 

Answer: Yes 

Question 15 Do you think there are any existing employment areas that are suitable for 
redevelopment? 

Answer: Don’t Know 

Question 16 If you own a business in Watford, what are the issues that are of most importance to 
you?  (Note: Issues such as rent and business rates are not part of the planning process and cannot 
be addressed as part of the new Local Plan.) 

N/A 

Question 17 What do you think is the most appropriate approach? 

Answer: 3 and 4 options together 

Question 18 What infrastructure is important in your area and needs improving?  

Answer: Not sure as it mentions energy etc infrastructure. Obviously there have been developments 
where the drainage, for example, has been inadequate to support the new developments. This 
should form a serious part of any development approval.  

Question 19 Would you support any of the options set out above?  

Answer: 3,4 and 5 have merits. We have a motorhome and travel a lot in Europe. Some areas have a 
cycling culture which works well. Watford roads are not very cycling friendly today. Also some 
towns/cities have a few key bus routes which are always full. One price charged. The issue with 
increasing buses frequency are that the road congestion is such that they are not a good means of 
quick transport. 

The loss of the west Watford railway link is significant and needs to be kept in the plan and keep 
plugging away at getting the link delivered.  

Question 20 Do you have any suggestions about where any of the above measures could be 
introduced?  

Answer: Cycling Groups should be involved in cycle route planning. High rise development in a 
community way would create a need for fast  transport links either to local employers or to get into 
London etc   

Question 21 Can you suggest any other ways traffic congestion could be reduced? 



Answers:  Pinner Road – leading to Bushey Arches is classified to allow large commercial vehicles. If 
this road was declassified, then the A41 would be the right road for such vehicles to use. It would 
help reduce congestion at Bushey Arches. 

Question 22 What infrastructure or improvements could be provided by new development that 
could help reduce traffic congestion in the Watford area?  

Answer: Bushey Arches is an increasing bottleneck which has never been tackled. A new 
development in the planning stage near the Arches is providing poor parking and looks like being 
allowed to have the development exit by the Arches. This is planning gone mad. The locals are not 
happy with poor car parking spaces and to have the development exit at the Arches beggars belief. 

There have been suggestions about improving Bushey Arches going back some years but there was 
never real commitment to see itr through. There is now nothing on Herts Highway plans to tackle 
the problem. It is a major congestion spot. Possible routes were along the railway embankment to 
alleviate Pinner Road, a route from Oxhey Lane by Carpendars Park across to main South Oxhey roao 
and across hampermill lane and into Watford from the west.  

With a SW Herts plan there would be opportunity for establishing a Park and Ride area. This could 
provide bus links to Watford Centre and other key locations.  

If the Shopping Centre is to survive then people will be encouraged to visit it. If the current road 
congestion and limited car parks (mainly central ones) persists people will not bother to come into 
Watford and the centre will die. 

Question 23 In new developments, should we prioritise walking, cycling and public transport over 
access by private vehicles? 

Answer: Yes as long as you provide good parking and good public transport. 

Question 24 Should we deliver car-free neighbourhoods in areas where there is good access to other 
types of transport (e.g. new developments with no car parking)? 

Answer: the issue here is you could argue that developments near Railways stations means residents 
don’t need cars. However when not at work the residents will need transport to get about and this 
will often mean cars…….. 

Question 25 What improvements or changes could be made that would encourage you to walk, cycle 
or use public transport rather than travelling by car for short journeys? 

Answer: to create a cycling culture takes time but safety is going to be key to get people onto bikes. 

Question 26 How do you think Watford town centre could be further improved?  

Answer: you have a Skyline report which I thought was great. I hope it will be the bible for high rise 
developments. Briefly, establishing good locations for grouping high rise dwellings is important and 
establishing a community. If they formed part of the centre development plan then they will help 
keep Watford centre alive. 

Question 27 What shopping and retailing issues are important to you?  

Answer: easy access to and from. 

Question 28 Do you have any suggestions as to how these issues could be addressed? 



Answer: traffic free and good public transport and Park and Ride car Parks. Then you can nget vrid of 
central car parks (in the main) and redevelop the car parks.  

Question 29 Do you have any suggestions about how open spaces can be improved to encourage 
more people to use them in your area?  

Answer: access to some Parks is still a problem. A lot of noise is made re Cassioburty Park but access 
from outside is not easy. It took years before the car park was changed to stop commuters parking 
there. Better and more parking is necessary for such a park. I like that the Council is still investing in 
our Parks and I see more use being made of the Parks. Where the new Hospital road was built there 
was a lot of activity re redeveloping the land by the road, but nothing has happened?? 

Question 30 Do you have any comments, concerns or thoughts about how any of the issues listed 
above could be addressed as part of the new Local Plan or which ones you think are most 
important?  

Answer: Watford is very urban so I state again the benefit of doing a plan for SWHerts as there is 
more rural land available for development. It should also allow for sensible and balanced planning by 
the Councils, rather than kneejerk reaction by individual councils to Government pressure. 

Conclusion: 

As I have stated in email correspondence I have had 2 goes at the online survey. 

The survey needs to be setup so if there are network problems the survey takes you back to where 
you left it and not lose all your data so you have to start again. 

I nearly did not bother, and I know I have not included some things I had before. 

Whilst I was sent a list of the questions I had to copy them over into a word document before I could 
start. I nearlt didn’t bother. 

I don’t know whether my contribution is of any use but having lived in the area for many years I 
would like to see a good plan for the future!! 

   

•   

I visited one of your consultation open days and decided to respond to the survey. 

I don’t know whether there have been any other instances but I have tried twice to complete the 
survey. 

The first time using my iPad. 

The survey suddenly stopped, and checking my settings I found I had lost my connection. 

When I reconnected, the survey did not take me back to my last position in the survey but to the 
beginning and losing all my input up to that time. I had input quite a lot of my thoughts.  

 Today as it was the last day for input I decided to try again as I thought the survey was important. 

I am using a windows PC next to my router...... 

Suddenly the survey stalled and I was unable to refresh the page so could not get back to the survey. 



If it timed out on me or whatever I have been unable to give my input. 

Having tried twice and spent some time adding my written responses (as requested)  the survey 
bombs out on me. 

I had to rethink again my responses having lost the information in the first survey. 

If others had a similar problem and the survey dropped and then took people back to the beginning, 
you will a lot less views than you might have received, assuming of course you actually wanted other 
views. 

I will not bother again. 

 

•  

I am resident living on Regent Street, North Watford. 

I would like to see better transport infrastructure following the cancellation of the Metropolitan line 
extension. Perhaps a bus service between Watford Jct station and Watford Met. 

I think green spaces should be protected, something Watford strongly benefits from. 

I would like to see parking permits introduced on my street and surrounding streets off the St Albans 
road. 

I hope these views help with the future development of Watford. 
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1.0 INTRODUCTION 
 

1.1 The comments below have been prepared by Barton Willmore on behalf of Telereal Trillium 

(TT) in respect of the Issues and Options for the New Watford Local Plan Consultation. 

The comments are pursuant to land to the south of the Watford Telephone Exchange, 
located between Exchange Road and Wellstones. A site location plan is attached within 

Appendix 1 these representations.  

 

1.2 The site is currently occupied by a pay and display car park. To the north is the Telephone 

Exchange itself, whilst to the south is another parking lot accessed from Wellstones. 

Beyond this is a row of low-rise shops fronting Market Street. To the northeast is the 

development site relating to 52A-65 High Street, which was granted planning permission 

to be redeveloped for retail and residential uses above. The central location of the site 
ensures that it can be accessed through sustainable methods. The town centre is well 

served by bus routes, with the nearest stops along Market Street and High Street. It also 

has good access to two railway stations, with High Street station and Watford Junction 

being approximately 0.4 miles and 0.6 miles from the site respectively. High Street station 

provides local services to London Euston, whereas Watford Junction links the town to 

Birmingham and the intervening stops. There are also local services to St Albans. 

 

1.3 The Site is listed on Watford Borough Council’s (WBC) Brownfield Register under site 
reference B033. The accompanying spreadsheet notes the site has a minimum capacity of 

80 dwellings. However, the accompanying map states the site has an ‘indicative dwellings 

number’ of 100. 

 

1.4 Following the Council’s initial identification of the site on the Brownfield Register, TT have 

undertaken an initial capacity study to identify the constraints and opportunities of 

developing the site. This is particularly important to ensure there is no conflict with 

neighbouring buildings and land uses. As a result of that study, the site is considered to 
have a capacity for 6/7 storey development, creating adequate space for ground floor 

commercial use, as well as car parking, cycle parking and refuse areas, with approximately 

100 one and two-bed flats located above. This capacity ties in with the upper end of the 

brownfield register, in accordance with the details referenced on the map. 

 

1.5 Accordingly, the site is hereby put forward as a sustainable location for a mixed use 

scheme, which should be specifically allocated to accommodate circa 100 much needed 

dwellings for Watford Borough. This will provide certainty to the existing owners and 

potential developers of its value and potential for development. The site has excellent 
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links to sustainable transport methods, and is brownfield land, therefore providing a 

unique opportunity for redevelopment within the town centre location. 

 
 

 



Issues and Options for the new Watford Local Plan Consultation 

29666/A5/P1/PD/SO Page 3 October 2018 

2.0 ISSUES AND OPTIONS FOR THE NEW WATFORD LOCAL PLAN 
CONSULTATION 
 

2.1 The comments below are made in response to the questions directly asked through the 

Issues and Options document. 

 
Housing 

 

Quest ion  4 : W h i ch  o f  the  f i r s t  th ree opt ions  l i s t ed  above (one o r  m ore)  do  you  
th ink  i s  best  for  W a t ford?  
 

2.2 WBC acknowledge there is a shortage of land available for development and as a result, 

has provided three potential options that could assist in ensuring required development 

is achievable. The options include building apartments in taller buildings, redeveloping 
existing residential areas, or building upon open spaces or green belt. 

 

2.3 Given the lack of land availability, the preferred option should be to build more 

apartments, especially in taller buildings at key locations. Paragraph 137 of the NPPF 

provides a similar hierarchy of options to that proposed by WBC. Top of this hierarchy is 

the need to make ‘as much use as possible of suitable brownfield sites and under-utilised 

land’. In accordance with the NPPF, Open Space and Green Belt should only be considered 

for development when all brownfield options have been exhausted.  

 
2.4 Brownfield redevelopment makes efficient use of previously developed land, whilst also 

providing sustainable development that can relate well to local services. Location 

therefore is key to ensure this option is a success. Watford Telephone Exchange, listed 

on WBC’s Brownfield Register, has the ability to provide approximately 100 dwellings on 

small footprints, whilst also creating architectural interest in town centre locations. Taller 

buildings provide the opportunity to be a focal point, especially given the level of traffic 

that would pass the site. Policy 127 of the NPPF does seek to optimise the potential of 

sites to accommodate and sustain an appropriate amount and mix of development.  
 

2.5 In terms of demand for apartments, the South West Hertfordshire Strategic Housing 

Market Assessment 2016 confirms that within WBC, the estimated dwelling requirement 

between 2013 and 2036 shows a demand for 1,012 one-bed market units and 2,488 two-

bed market units, and 1,764 one-bed affordable units and 1,278 two-bed affordable units. 

There is thus clearly sufficient demand within WBC for tall buildings to provide a 

significant number of these smaller units, allowing larger family-sized units to be 
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developed in other locations that may not be appropriate for higher density development 

based on local context. 

 
2.6 Redevelopment of existing areas, the second option listed by the Council, can assist in 

increasing housing numbers through Estate Renewal. However, it is a costly and indeed 

lengthy process given the need for demolition of existing units and the price of temporary 

rehoming and decanting. The result often provides limited net gain, and whilst this is a 

reasonable means to assist in housing delivery, it will have to be driven by the Council 

given viability concerns in the market (depending upon the scale of redevelopment and 

the location) and cannot be seen as the principle solution for housing delivery in Watford. 

 

2.7 Green Belt release should only be explored as a last resort. This is highlighted within 
paragraph 137, which states that strategic policymaking authorities ‘should be able to 

demonstrate that it has examined fully all other reasonable options for meeting its 

identified need for development’ before justifying any alteration to the Green Belt 

boundary.  

 

2.8 Accordingly, in summary, the Council should as a first priority seek to maximise 

development density within the existing urban area, building apartments in taller buildings 

to meet the identified need for over 6,000 new flats in Watford alone.  
 

Quest ion  5 : Of  the  f i r s t  t h ree  op t i ons  above, do you  have  an  o rder  o f  prefe rence  
abou t  how  new  hous ing  can  be  prov ided  i n  the  borough?  
 

2.9 For the reasoning described above and within paragraph 137, the preference for options 

should be more apartments and taller buildings, then redevelopment of existing residential 

areas, and only then should open space of Green Belt sites be considered. 

 
Quest ion  9 : Fo r  the opt ions  above, do  you  have an  o rder  o f  preference abou t  
the  types  o f  new  hous ing  needed in  W at ford  in  the  nex t  20  years?  
 

2.10 The Council should seek to meet its housing need for all types of homes. Watford 

Telephone Exchange is a small site but has the potential to provide approximately 100 

dwellings given its location and infrastructure links. To achieve the full potential of the 

site, it is only suitable for one and two-bedroom apartments. TT do recognise the need 

to provide a broad spectrum of housing, but these have to be appropriately located and 
make best use of land particularly given the limited supply available. Apartments assist is 

delivering housing numbers in constrained authorities such as WBC and are more 

commercially viable in town centre locations. 
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Quest ion  10 : How  do  you  th ink  these  types  o f  hom es  can  be  prov ided  on  the  
l im i t ed am ount  o f  l and w e have  ava i lab l e  in  the borough?  
 

2.11 In order to make best use of land and given the limited land available, WBC has to ensure 

that (re)development of sites makes best use of land. Where appropriate and in suitable 

locations, this has to mean building upwards to allow more storeys and further units. 

Watford Telephone Exchange is a prime such example which having taken account of 

surrounding townscape constraints can accommodate circa 100 homes whilst still 

delivering a high standard of design. 

 

Higher Density Development and Tall Buildings 

 
Quest ion  17 : W ha t  do  you  th ink  i s  the  m os t  approp r ia te  app roach  ( ta l l  
bu i l d ings)?  
 

2.12 WBC has to consider taller buildings in order to make best use of land, increase density 

levels of development and achieve the supply necessary to meet the increasing demand. 

Taller buildings are more commonly associated with city/town centre locations and would 

be out of context and inappropriate in some locations. In line with criterion (iv), WBC 

should identify areas where taller buildings are appropriate. This is likely to be the 
identified Town Centre area, with potentially appropriate locations on the periphery. In 

this regard Watford Telephone Exchange should be located within an area identified as 

appropriate for tall buildings and should be allocated specifically for mixed use 

development with residential above ground floor. The adjacent site between Wellstones 

and the High Street is being developed for up to 6/7 storeys. The site of the Telephone 

Exchange sits in a more prominent location fronting the wide urban street of Exchange 

Road, and can therefore support a higher density development that would stand up to 

this hard physical feature within the context of a number of taller buildings fronting 
Exchange Road, up to 10 storeys in height. 

 

Watford Town Centre 

 
Quest ion  26 : How  do  you  th ink  W at ford  tow n cen t re  cou ld  be  fu r ther  im proved?  
 

2.13 Watford town centre has recently seen good levels of growth and redevelopment to 

continue to ensure it remains an attractive destination for local residents and visitors. 
Further redevelopment within the area will continue to ensure that its remains an 

attractive area.  
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2.14 Paragraph 85 of the NPPF seeks planning policies to allow town centres to grow and 

diversify in a way that can respond to rapid changes in the retail and leisure industries. 

The paragraph specifically seeks a suitable mix of uses and includes residential 
development as a possibility. Watford town centre should not therefore be subject to any 

restrictive planning policies that would prevent appropriate uses such as residential 

development coming forward within the town centre boundary as part of its 

redevelopment. 

 

2.15 Residential development can further assist in sustaining the retail/commercial elements 

of the town centre by having a higher local population within a simple walking distance. 

This population would be economically active and can support Watford High Street and 

shopping centres in the future. 
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3.0 CONCLUSION 

 

3.1 These representations are made on behalf of TT pursuant to their land interests south of 

the Watford Telephone Exchange. This Site lies within the designated Town Centre area 

and is available for redevelopment. The Site has capacity for approximately 100 dwellings 
and should be identified as having the potential for a tall building given its frontage to 

Exchange Road and sustainable location adjacent to the town centre services and 

facilities. 

  

3.2 The site is identified on the Brownfield Register for a range of between 80 and 100 homes. 

In the context of the identified housing need for over 6,000 one and two-bedroom units, 

and the NPPF 2018 advocating that development be maximised on brownfield, previously 

developed, centrally accessible sites, this site should be specifically allocated for 
development at the upper end of the range indicated on the Brownfield Register. It should 

be identified in the Initial 5-10 year supply (to 2026), and specifically identified as 

appropriate to deliver one and two bedroom dwellings. This will provide a significant 

contribution to Watford’s housing supply and provide certainty to the market over the 

future viability of the development.   

 

3.3 WBC has requested information pursuant to their Issues and Options as they progress 

through the Local Plan process. Given limited land availability and the need to meet a 
growing housing need, WBC must consider and allocated sites such as Watford Telephone 

Exchange. 

 

3.4 At an appropriate time, TT would welcome discussions with WBC regarding the Telephone 

Exchange site in order to further highlight its suitability for development. 
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Planning Policy 
Watford Borough Council 
Town Hall 
Watford 
WD17 3EX 
 

By email only: strategy@watford.gov.uk 

Dear Sir/Madam, 

REPRESENTATIONS OF BEHALF OF AGGREGATE INDUSTRIES UK LTD   
ISSUES AND OPTIONS FOR THE NEW WATFORD LOCAL PLAN (ISSUED FOR CONSULATION 
SEPTEMBER 2018) 

1. Introduction and Relevant Background  

We are instructed by Aggregate Industries UK Ltd (“AI”) to make the following response in respect of the 
Issues and Options for the New Watford Local Plan, which was issued for consultation 7 September 2018.  

This response is concerned with AI’s interest at Orphanage Road, Watford from which they operate their rail 
served aggregates business, which includes a concrete batching plant (operated as ‘London Concrete’). Their 
key concern is ensuring the continued safeguarding of the Orphanage Road site and their operation for rail 
related purposes. In particular that this should be expressly referenced in any new Watford Local Plan moving 
forward. 

For avoidance of doubt a site location plan showing Orphanage Road site and access route is attached at 
Appendix 1. 

Appendix 1 

Representations have previously been made by Firstplan on behalf of the operator of the Orphanage Road 
rail served aggregates depot and concrete batching facility which are currently reflected in the Watford Local 
Plan Part 1 - Core Strategy (adopted 30 January 2013). These representations secured specific safeguarding 
of the rail and aggregates depot and associated facilities from any development scheme coming forward 
under Policy SPA2. Indeed SPA2 requires that any such redevelopment scheme be sensitive to and respond 
to the operating parameters of the facility.  

A series of representations/objections have been made to consultations on the Watford Local Plan DPD, Part 
2 – Site Allocations (December 2013), the Local Plan Part 2 – Second Consultation (2015) all with the intent 
of ensuring that the Orphanage Road site and facilities were appropriately safeguarded. Since those 
submissions nothing has changed in terms of the importance of the facility nor the National or County 
(Minerals Plan) requirements in terms of the need to safeguard such facilities.  As the New Local Plan will 
ultimately replace the Core Strategy and contain the policies and allocations to guide planning decisions and 
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new development it is expected that it should as a minimum reflect the safeguarding of the site secured in 
the current Core Strategy and in accordance with the NPPF and Minerals Plan.  

2. Existing Safeguarding Policy Context and Requirements 

The relevant planning policy basis in terms of safeguarding and as relevant to the Orphanage Road site is as 
follows:  

i. National Planning Policy Framework (2018) 

The National Planning Policy Framework (NPPF, 2018) requires that Planning Policies should (paragraph 204):  

“e) safeguard existing, planned and potential sites for: the bulk transport, handling 
and processing of minerals; the manufacture of concrete and concrete products; 
and the handling, processing and distribution of substitute, recycled and 
secondary aggregate material.” 

ii. Hertfordshire Minerals Local Plan (Adopted March 2007) 

Minerals Policy 10, Railheads and Wharves, requires that existing and disused railheads will be safeguarded 
where they have potential for the exportation and importation of minerals and secondary/recycled 
aggregates.  

This policy confirms that the retention of such facilities will be expected unless:  

• The facility can be satisfactorily relocated within the development proposals in terms of operational 
requirements and environmental criteria; or 

• It can be demonstrated that the site is no longer viable for the use; or 

• The facility has been or will be replaced in an appropriate alternative location.   

iii. Hertfordshire Minerals Plan Supplementary Planning Document: Mineral Consultation Areas 
(2008) 

Orphanage Road, Watford is currently identified as a ‘Rail Aggregates Depot’ on the Minerals Local Plan 
Proposals Map (2008).  This additionally shows a buffer area around the core site area. The Minerals 
Consultation Areas SPD (Adopted 2008) further details the Orphanage Road site (albeit in error referencing 
it as Orphanage ‘Lane’). Map 12 of the SPD provides the detail of the operational area and the ‘Mineral 
consultation area’ (MCA) which extends to approximately 250 m around the depot proper. This is to allow 
consideration of the impact on the depot use of development close to, but outside, those sites. 

The Railhead MCA is defined in support of Policy 10 of the Minerals Local Plan. The SPD requires that the 
Borough Council are expected to consult the County Council on any planning application, other than for 
development in the excluded categories, which are located within the MCA area and that any comments 
received from the County Council will be considered by the Borough Council in determining the application. 

In accordance with Minerals Policy 10 of the Minerals Local Plan 2002-2016, the SPD confirms that the County 
Council will normally object to an application which directly affects the existing or potential operation of the 
safeguarded depot sites, unless one of the caveats in Policy 10 is met. In the area of the MCA outside the 
depot site proper, the County Council will normally not raise an objection to minor development which would 
have no bearing on the present or future viability of the depot site. However, they may be expected to object 
to a development which could threaten the depot site’s longer term viability, for example by introducing an 
incompatible use close to the depot site. 
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iv. Draft Hertfordshire Minerals Plan  

The County Council are preparing a new Minerals Plan, with consultation on the Draft Minerals Local Plan 
having taken place between 4 December 2017 and 9 February 2018. Hertfordshire CC are expecting to submit 
the Local Plan to the Secretary of State in Winter 2018. The document will supersede the current Minerals 
Plan and the Minerals Plan SPD.  

The Draft Minerals Local Plan does not propose any change to the current approach to safeguarding nor to 
the identification of the Orphanage Road Site. As currently drafted Policy 9, Railheads and Wharves, requires 
that:  

“Existing, planned and potential rail heads, rail links to quarries and wharves will be 
safeguarded for the importation and exportation of minerals and secondary/recycled 
aggregates.  

The following rail heads and other infrastructure will be safeguarded through Mineral 
Infrastructure Consultation Areas, as shown on the Policies Map:  

• Rye House, Hoddesdon; 

• Langley Sidings, Stevenage 

• Harper Lane, St Albans 

• Orphanage Road, Watford. 

Any proposals for non-minerals development which fall within the Minerals 
Infrastructure Consultation Areas, other than applications for ‘excluded development’, 
will be subject to consultation with the Minerals Planning Authority……” (our 
underlining). 

v. Watford Local Plan Local Plan Part 1 – Core Strategy (2013) 

As already detailed, the Watford Core Strategy Policy SPA2 sets out the Councils objectives for development 
at Watford Junction which envisages the creation of a sustainable transport hub with a mix of uses including 
residential, retail and offices. In this context this policy is clear that development here should:  

“safeguard the existing Orphanage Road rail and aggregates depot and associated 
facilities, or re-provide a comparable facility on site, which will also be subject to 
safeguarding, or ensure re-provision of a comparable facility within the local area, via 
liaison with Hertfordshire County Council and the operator. The redevelopment scheme 
shall be required to be sensitive to and respond to the operating parameters of the 
facility.” 

The requirement to safeguard the rail aggregates depot and associated facilities, and this specific policy 
wording was secured at EIP as a result of objections raised at the time by the operator of the rail and 
aggregates depot site (namely London Concrete and Aggregate Industries). The safeguarding secured applies 
to the railhead and aggregates depot and associated facilities, by which is meant the on-site batching plant. 
The safeguarding secured within Adopted Policy SPA2 was justified at the time and continues to be justified 
and is underpinned as evidenced above by the requirements of the NPPF (2018) and the adopted and 
emerging Minerals Local Plan. 

Response to the new Watford Local Plan- Issues and Options Consultation  

On the basis of the above and broadly in the context of the matters raised by Questions 14, 15, 16 and 30 of 
the Issues and Options Consultation the following response is made: 
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At this stage AI’s key interest is ensuring that the existing rail operated site at Orphanage Road is 
appropriately safeguarded within the emerging Watford Local Plan.  

In the context of the currently secured safeguarding of the site it is confirmed that the operator of the site 
was very clear when the Core Strategy was under consideration at the EIP that due to the scarcity of rail 
served sites such as that at Orphanage Road that they did not consider that there would be any reasonable 
possibility that an alternative site could be found that would be suitable to accommodate them. This remains 
the case to date.  

London Concrete and AI are clear that they will resist any attempt to relocate their facility due to the impact 
it would have on their operation and business. This is underpinned by the fact that they are clear that there 
is no suitable site in the ‘local’ area which could provide the same rail and road access that currently supports 
their highly sustainable operations. 

The policy context in terms of the need to safeguard sites such as the Orphanage Road facility could not be 
any clearer and to ultimately meet the tests of soundness the new Local Plan will need to ensure that it 
properly reflects this requirement. 

In particular in progressing the Local Plan to the next consultation stage it should: 

• Expressly identify the extent of the Orphanage Road site (and access road) either on a map 
within the Plan document and/or on the Proposals/Policies Map. 
 

• Ensure that any allocations or development proposals in the Watford Junction area are 
expressly required to ensure the on-going safeguarding of the site and operations it supports.  
 

• This should include policy wording that precludes the introduction of noise sensitive uses in 
close proximity to the safeguarded site, and which requires that any new development in the 
vicinity of the safeguarded area should be planned, laid out and designed with appropriate 
mitigation to ensure that they do not prejudice the existing or future use of the safeguarded 
site and operations. 

We trust these comments on the emerging Local Plan are helpful at this stage in terms of confirming the 
status of the Orphanage Road site and the requirement of the new Plan to have full regard to it as it 
progresses forward. If any further information or clarification is required at this stage, we would be happy to 
provide that. In the meantime, we would request confirmation of receipt of these representations and that 
we be kept updated on any further consultation on the emerging Local Plan.  

Yours faithfully,  
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planning. Within the NPPF, great emphasis is placed on securing the delivery of the right type 
of housing in the right location in response to assessed needs. This is a reflection of the 
Government’s ambition to deliver 300,000 dwellings per year within England, and objectives 
to improve house price affordability and access to home ownership for all groups. 
 
Housing Requirement 
 
Reference is made to the Standardised Methodology within the Issues and Options 
consultation paper as the potential basis for the housing requirement. Whilst the role of the 
Standardised Methodology in defining housing needs in plan making is acknowledged, 
Gladman express caution in the use of implied figures at face value for establishing for the 
housing requirement. This is because Standardised Methodology: 

• Provides only the base requirement for local planning authorities and provides for the 
minimum level of housing needs. It does not therefore take into account local 
conditions and variations which may not be captured under national projections; 

• Does not account for economic investments or ambitions; and 

• Is under review by the Government due to the inherent problems with the calculation 
as exposed by the most recently published household projections. 
 

For the reasons set out above, the Standardised Methodology must only be considered to 
represent a tentative starting point, with the actual level of objectively assessed need for the 
Borough somewhat higher. 
 
Housing Delivery (Questions 4 and 5) 
 
Gladman welcome the Council’s acknowledgement of the need to maximise housing 
delivery. Gladman broadly agree with all four of the options identified by the Council as 
solutions to the housing land supply shortfall. That said, the Council must be careful in how 
these four options are pursued, relating these back to the requirement to meet housing 
needs, the deliverability of the Local Plan, and consistency with national planning policy. 
 
Whilst increasing the density of developments and building more apartments can provide 
for an effective solution in providing more housing for less space, an over emphasis on 
apartment type schemes may mean that the Local Plan is less effective in providing the right 
type of dwellings in response to assessed needs (e.g. family housing). In common with 
Paragraph 59 of NPPF2, the Local Plan should look to cater for a diversity of housing needs 
by planning for range of different sites.  
 
The development of open spaces within built up areas should be minimised. These spaces 
often provide recreational and amenity areas which are of important value to the health and 
wellbeing of existing residents. Open spaces should only be developed where proven to be 
surplus to current and future requirements and following consultation with the local 
community. 
 
Gladman express support for the release of land from the Green Belt in the context of a 
potential housing supply shortfall.  Gladman agree that the inability to meet assessed 
housing needs due to insufficient land supply provides the exceptional circumstances 
required to justify the review of the Green Belt. 



The Council need to ensure that its approach to the review of the Green Belt is consistent 
with NPPF2. Paragraph 137 defines how exceptional circumstances required for the review 
of the Green Belt are arrived at in the context of housing delivery. Part a and b of this policy 
are reflected in i) and ii) of the Council’s approach. However, Part c of Paragraph 137 outlines 
that discussions regarding unmet needs should be taken ahead of Green Belt release. The 
approach outlined within the Issues and Options document is not therefore consistent with 
NPPF2. As a result, consistent with Paragraph 137, Gladman consider that the Council should 
approach its neighbouring authorities now to establish whether these are able to 
accommodate any level of unmet needs to discover the level of Green Belt release required.  
 
The issue of Duty to Cooperate as a way of ensuring the full delivery of housing needs has 
received elevated attention by the Government within NPPF2. The Duty to Cooperate as a 
means of addressing housing need now features in two of the four tests of soundness as set 
out under Paragraph 35 of NPPF2. It is therefore important that a thorough and continuous 
account of the Council’s discussion with its neighbours is undertaken during the preparation 
of the Local Plan. 
 
Affordable Housing – Questions 6, 7 and 8 
 
Gladman consider that the Council should adopt the definition of affordable housing for the 
Local Plan which is set out in Annex 2 of NPPF2. This definition includes discounted market 
sale homes and first-time buyer homes. The broadening of the definition in this way is likely 
to result in an uplift in the amount of affordable homes completions within the Borough. This 
is because discounted market sale and first-time buyer homes carry a reduced cost of 
provision than other affordable housing. It will however be important to ensure that a mix of 
tenures are provided during the plan period to maximise provision in response to assessed 
needs. 
 
The Council should not simply roll forward its affordable housing percentage requirement. 
The percentage requirements for affordable housing should be revised in the context of 
updated housing needs studies and viability evidence. This is in order to ensure that planning 
policies contained within the Local Plan are justified and effective (two tests of soundness 
defined under Paragraph 35 of NPPF2). National Policy is clear that viability of planning 
policies and infrastructure requirements should be fully understood at the plan preparation 
stage (see Paragraph 67 of NPPF2).  
 
Housing Mix – Questions 9 and 10 
 
The Council will need to ensure that a range of sites and locations are identified through the 
Local Plan in order to ensure that the full mix of housing types, sizes and tenures can be 
provided. Failure to achieve this could limit access to suitable housing for specific groups, 
potentially pushing up house prices, adverse social effects, and restricting economic growth 
within the Borough and further afield.  
 
In order to secure this, the Council will need to explore a whole range of sources of supply. 
This includes brownfield sites, high density development, greenfield and green belt sites, and 
having a proportion of needs met in neighbouring authorities. The Council must first 
establish its housing land capacity including identifying those sites and locations where 



higher density development may be suitable. Following this, it should approach its 
neighbours to discover the potential of any unmet needs to be accommodated in these 
authorities. Following this, the Council may need to release land from the Green Belt. 
 
Homes for an ageing population – Questions 11, 12 and 13 
 
A whole range of approaches should be applied by the Council in order to provide homes 
suitable for the elderly. This should involve allocations and a policy framework which 
promote sustainable and appropriate elderly housing provision.  
 
There are a variety of elderly accommodation products available which could come forward 
over the plan period in response to this need. Elderly provision is not limited to nursing and 
care homes, but also includes assisted living accommodation, as well as communal homes. 
Policies within the Local Plan should be sufficiently flexible to promote the delivery of these 
types of elderly housing provision, provided they are sustainable and subject to their 
compatibility with neighbouring land uses.  
 
Prescriptive policies relating to provision and standards as part of broader developments 
should be supported by local evidence of need and be subject to viability appraisal. Gladman 
consider that such policies should be avoided where possible. 
 
Tall buildings and high-density development – Question 17 
 
Tall buildings and high-density development will only be suitable in certain parts of the 
Borough owing to potential effects on infrastructure, the built environment, and the amenity 
of neighbours. To provide certainty within the Plan, Gladman consider that it is sound for the 
Council to identify the preferred locations for tall buildings within the Borough through the 
Local Plan.  
 
Conclusions 
 
The New Local Plan provides the opportunity to ensure that the Watford Development Plan 
is consistent with the revised NPPF and up-to-date evidence. 
 
Gladman express caution in the use of the standardised methodology as the basis for the 
Watford housing requirement. The standardised methodology forms only the starting point 
for the assessment of housing needs and is a minimum requirement. The standardised 
methodology is also subject to a Government review. 
 
The Council should explore all sources of supply in order to maximise the delivery of its 
assessed housing need. This includes brownfield sites and higher density developments; 
however, this must be balanced against the assessed mix of housing needed within the 
authority. A failure to provide for the right type of housing in the right location could result 
in significant adverse impacts. 
 
Gladman would be supportive of a review of the Green Belt in the context of this housing 
need. However, this review should follow dialog with neighbouring authorities. 
 



The Council should review what it considers to be affordable housing to reflect that set out 
within NPPF2. The Council must not role forward policy requirements without sufficient 
evidence of need and viability. The Council need to ensure that the Local Plan is effective and 
justified in order to meet the tests of soundness. 
 
The Council should ensure that the Local Plan promotes the delivery of a range of elderly 
housing products to maximise provision made towards this type of housing. Specific 
allocations for elderly housing should be explored, with a flexible and positive policy 
framework provided for sustainable windfall development. 

 
Gladman welcome the opportunity to comment on the issues and options of the New Local 
Plan. It is hoped that the comments made within the representation are taken on board by 
the Council in moving forwards with the preparation of the Local Plan. Gladman wish to be 
kept informed of future progress of the New Local Plan. 
 
Kind Regards 
 
 

 
 

 
Gladman Developments Ltd 
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1.0 Introduction  
1.1 This representation is made by Hertfordshire County Council’s (HCC) Growth 

& Infrastructure Unit, in relation to the Watford Borough Council Regulation 18 
Issues & Options Local Plan Consultation. The comments within this 
representation reflect the interests of the following services within HCC: 

 
 Adult Care Services 
 Children’s Services (Early Childhood Services) 
 Children’s Services (School Place Planning) 
 Community Protection (Hertfordshire Fire and Rescue Services) 
 Environment Resource Planning (Ecology, Historic Environment, 

Landscape and Flooding) 
 Highways 
 Library Services 
 Minerals and Waste Planning 
 Network and Travel Planning 
 Public Health 
 Rights of Way 
 Strategic Transport & Rail 
 Waste Management 
 Youth Connexions 

 
1.2 The approach adopted within this representation follows the format of the 

Issues & Options consultation document itself. It should be noted that 
comments have only been made on areas of the plan that are considered to 
have an impact upon the provision of HCC’s services. Comments relating to a 
specific HCC service have been stated. 
 

1.3 Sections 3 to 12 contain general comments from the services, where the 
questions within the Issues & Options consultation document have not been 
specifically answered. 
 

2.0 Answers to Questions  
Question 1: What type of place would you like Watford to be in the 
future? 

 
2.1 Environment Resource Planning. The Environment Resource Planning Team 

would wish to see a thriving urban centre that retains and enhances where 
possible its natural heritage and green infrastructure (GI). 
 

2.2 Network and Travel Planning. The Network and Travel Planning Team would 
like to see a reduction in traffic congestion, improved transport choice and 
information, less car dominated and improved bus priority. 

 
Question 2: What do you think are the key issues facing Watford in the 
future? 
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2.3 Environment Resource Planning. A fundamental key issue and challenge is 
the provision and management of sufficient high quality space to support the 
needs and opportunities of a growing population. The introduction of new tall 
buildings and higher population densities within such an urban area will place 
significant pressure on existing and new spaces to meet higher levels of 
demand for aspects such as recreation and leisure, sustainable transport, 
biodiversity, and flood risk management. 
 

2.4 It is understood that some key honeypot sites in Watford are already under 
strain due to increasing high levels of use that has begun to erode their 
special qualities, and require more intensive and costly maintenance regimes. 
Ensuring that convenient, accessible and well connected public open space 
networks are conserved and enhanced to relieve high pressure points is a key 
challenge. 
 

2.5 Other key challenges and issues relate to ensuring that change conserves 
and enhances landscape and townscape character and visual amenity, and 
delivers high quality landscape design. Landscape proposals can often be 
‘watered down’ to offset the rising costs of new development, resulting in 
spaces of poor quality and appearance. Constraints imposed by other service 
demands, such as utilities and highways, can also have an impact. 
 

2.6 Adaptation to climate change. Historical infrastructure challenged by the 
potential increase in flood risk linked to predicted climate change. The 
potential for flood risk to be managed can be incorporated as areas are 
developed / redeveloped but there are areas where no significant 
development will be taking place which rely on infrastructure which has a finite 
and increasingly relatively limited capacity to manage surface water flows. 

 
2.7 Highways. Transport is and will continue to be a challenge for Watford as it 

plans for substantial housing and employment development for this Local Plan 
period to 2036.  HCC will continue to work with the borough to help it progress 
towards a more balanced, sustainable transport system to support the town, 
local communities and the local economy.   
 

2.8 HCC’s new Local Transport Plan (LTP4) sets out the policies that we expect 
to be reflected in the Watford Local Plan, development site allocations, site 
masterplanning, and infrastructure programmes. HCC is currently developing 
a number of supporting documents to the LTP4, including the South West 
Hertfordshire Growth & Transport Plan recently consulted upon. We will 
continue to work with the Borough Council during the Local Plan process to 
build an understanding of future needs and priorities for transport 
infrastructure and network improvements, and to ensure that the Local Plan 
and its proposed development sites are compliant with LTP4. 

 
2.9 Network and Travel Planning. Making development that is coming forward as 

sustainable as possible in transport terms to minimise traffic growth and 
negative impacts such as congestion and pollution and encouraging the use 
of walking, cycling and public transport. 
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Question 3: Do you have any suggestions as to how these could be 
addressed? 
 

2.10 Environment Resource Planning. In line with NPPF paragraph 20 (d), a GI 
approach should be embedded throughout the Local Plan and promote green 
and blue infrastructure assets such as parks, gardens, river corridors, 
allotments and other surviving natural habitats, and promote the key principles 
of GI to make the best use of land (multifunctional), be well connected for 
people and wildlife (networked), and deliver multiple social, environmental and 
economic benefits. A GI strategy should identify the existing and proposed GI 
network, and be informed by the aims and objectives of relevant strategies for 
the improvement of health and wellbeing (air quality and deprivation), 
sustainable transport, and ecological networks mapping.  
 

2.11 An increased awareness of the local built and natural environment should be 
promoted. Ensuring that new development includes high quality and 
comprehensive landscape design is of fundamental importance. Development 
management policies should promote the use of landscape and townscape 
character assessment and landscape and visual impact assessments to 
inform good landscape design, including choice of high quality hard and soft 
materials pallets. Policies should enable the implementation and/or retrofitting 
of important GI assets /landscape features and environmental solutions (street 
trees, hedgerow boundaries, tree planting to provide large scale canopy 
cover, balconies with window boxes, green roofs and walls, local food growing 
areas and allotments, rainwater gardens etc.), and encourage innovative and 
creative design solutions to overcome constraints.  
 

2.12 More thought needs to be given to manage surface water flows at a 
catchment scale across the whole of the Borough and not just at a few 
specific locations where the impacts of flooding are manifested.  This includes 
concepts such as multifunctional open space and retro-fitting of sustainable 
drainage systems (SuDS). 

 
2.13 Network and Travel Planning. Please refer to HCC’s current LTP4 for 

appropriate transport policy, emerging Intalink Bus Strategy and the South 
West Herts Growth and Transport Plan. 
 
Question 4: Which is the first three options listed above (one or more) 
do you think is best for Watford? 
 

2.14 Environment and Resource Planning. It is considered that a mix of 
approaches – where opportunities arise – is needed; however, it is essential 
that strategic open space is identified and retained so that there is adequate 
provision for new communities. 
 

2.15 The relationship between buildings and the spaces that surround them are 
critical, good landscape design should be a fundamental aspect of 
development proposals and serve to provide landscape and visual mitigation, 
enhance the value of an area, manage surface water, enhance habitat 
networks, and improve the microclimate. 



5 
 

 
2.16 Taking the above into account, there is concern for options (i) building more 

apartments and (ii) redevelop existing sites more densely, where they occupy 
a larger footprint and limit the land available for open space. 
 

2.17 Option (iii) would be the most ecologically damaging. There is no easy 
solution where developable land is a finite resource and is unable to provide 
for the existing demand. Open space being of low quality or poorly used, is 
not necessarily justification for it to be developed. For example open spaces 
may be poorly used due to access issues, or perceived fears, that can be 
resolved through good landscape planning and design. In addition an open 
space may be of value and worthy of protection for another reason (e.g. as a 
wildlife habitat). 
 

2.18 Network and Travel Planning. Any of the options outlined in the table could be 
sustainable. The key being to develop at high density/increase density/build 
on open spaces where sustainability can be maximised, and where 
accessibility by sustainable transport modes is already good, or can be made 
so through developer contributions. 
 
Question 5: Of the first three options above, do you have an order of 
preference about how new housing can be provided in the borough? 
 

2.19 Environment and Resource Planning. From and ecological, historic 
environment and landscape perspective, options (i), (ii) and (iii) in that order.  
 

2.20 Network and Travel Planning. HCC’s preference from a Network and Travel 
Planning perspective is for development which can be made sustainable as 
above. 
 
Question 6: Do you think the council should continue to prioritise 
affordable housing being provided on sites when new housing 
development comes forward? 
 

2.21 Adult Care Services. The Local Plan should include and prioritise the social 
rent model, as a means for ensuring young people with a vulnerability are able 
to afford living in an environment that supports and connects them to their 
community in line with Hertfordshire’s Adult Care Services Connected Lives 
model. 
 
Question 7: Do you think the council should encourage developers to 
make a financial contribution that can be used to provide affordable 
housing on other sites in the borough? 
 

2.22 Adult Care Services. ACS strongly encourage development opportunities 
within Watford that would support long term sustainable partnerships and thus 
welcome financial contribution towards the development of social rented 
housing. 
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Question 8: Do you think there are any other approached that should be 
considered?  
 

2.23 Adult Care Services. Quality of Extra Care Housing and Supported Living 
complying with Happi and Reach standards is critically important for ensuring 
vulnerable people are able to live in an environment that allows them to have 
choice and control. 

 
Question 9: For the options above, do you have an order of preference 
about the types of new housing needed in Watford in the next 20 years? 
 

2.24 Adult Care Services. ACS would want to see delivery of a mix of tenure that 
includes social rent, affordable rent, and private 
 

2.25 Network and Travel Planning. A mix of different housing types may produce 
the most sustainable communities but depends if there are shortages in any of 
these categories currently in Watford. 
 
Question 10: How do you think these types of homes can be provided on 
the limited amount of land we have available in the borough? 
 

2.26 Adult Care Services. Extra care housing design could include 2/3 storey builds 
and supported living in 4 clusters of units on ground floor in line with Happi 
and Reach standards. 
 

2.27 Environment Resource Planning. A GI approach should be embedded within 
all new development, from the outset of the planning and design process, and 
seek to make the best use of land (multifunctional), be well connected for 
people and wildlife (networked), and deliver multiple social, environmental and 
economic benefits. 
 

2.28 Housing types should be developed that utilise landscape features/GI assets 
that deliver multiple functions, for example a street tree with a surface water 
management tree pit can provide shade and cooling, wildlife habitat, and 
reduce the quantity and improve the quality of surface water runoff, relieving 
pressure on traditional more costly grey infrastructure. 
 

2.29 Network and Travel Planning. Increased densities in the most sustainable 
locations, including provision of related infrastructure (schools, health care, 
and employment) and transport infrastructure to reduce the need to travel. 
 
Question 11: What do you think we can do to provide new homes for 
people as they get older? 
 

2.30 Network and Travel Planning. Provision of suitable accommodation in highly 
accessible areas. 
 
Question 14: Should we continue to protect existing employment areas 
from redevelopment to other uses such as housing? 
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2.31 Highways. Varied local employment opportunities can help reduce need for 
people to travel further afield for work.  We believe the Local Plan needs to 
plan for future employment as well as future housing, in the interests of 
sustainability. We would encourage the Borough Council to think about the 
potential impacts of loss of employment areas on travel demand as well as on 
the local economy.  Similarly, in order to reduce reliance on cars, new housing 
development should have access nearby to services, education, health, green 
space and other community facilities, which may not be found in existing 
employment areas. 
 

2.32 Minerals and Waste Planning. HCC as the Waste Planning Authority for 
Hertfordshire would support the protection of existing employment areas. 
There are three Employment Land Areas of Search (ELAS) in Watford: 
 
 ELAS221 Watford Business Park; 
 ELAS213 Odhams & Sandown; 
 ELAS214 Greycaine 

 
2.33 ELAS are employment sites that may be compatible with waste management 

uses that are identified as being suitable for waste management facilities in 
the adopted Waste Site Allocations DPD, July 2014. Given the importance of 
employment land in delivering waste management across the county, HCC 
would not wish to lose identified ELAS through non-compatible development 
within these locations. 

 
2.34 Network and Travel Planning. Maintaining mixed land use has the potential to 

reduce the need to travel depending on whether local employment 
opportunities are a good match for the local population. Residential 
development requires different supporting infrastructure (e.g. schools, retail 
and leisure facilities that would also need to be provided).  Trip generation by 
the different land use types also varies and needs to be taken into account in 
such developments. 
 
Question 17: What do you think is the most appropriate approach? 
 

2.35 Environment Resource Planning. Tall buildings are likely to give rise to more 
significant landscape and visual effects than lower buildings. In particular they 
are likely to impact upon the character and visual amenity of the streetscape, 
and the quality of views from the surrounding townscape and landscape 
beyond. 
 

2.36 Taking the above into account, it is suggested that a combination of options 
(iii) and (iv) is required. A tall buildings strategy should identify broad locations 
where tall buildings could be accommodated in principle, specific proposals 
for tall buildings within these areas should then be tested through a landscape 
and visual impact assessment. This should ensure that the character and 
visual amenity of the street scene, and the quality of important strategic views, 
vistas and skylines, are conserved and enhanced. 
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2.37 The suitability assessment should also consider the environmental effects of 
the building upon spaces, in particular aspects such as overshadowing, 
microclimate, and higher levels of human activity within a smaller area. Many 
of these issues could be addressed through good landscape design.  
 

2.38 Any development, including tall buildings should be subject to policies which 
conserve and enhance their historic environment. As well as appropriate 
conservation and enhancement, the setting of any heritage assets should be 
part of this. 

 
2.39 Network and Travel Planning. As with any high density development, our 

preference would be for those locations where there is highest potential for 
sustainability e.g. where accessibility to sustainable transport is good. 
 
Question 18: What infrastructure is important in your area and needs 
improving? 
 

2.40 Environment Resource Planning. GI needs improving and should be included 
in Infrastructure Development Plans and delivered through developer 
contributions and other appropriate mechanisms. The delivery of GI should 
not be compromised in favour of other forms of infrastructure, especially 
where it can deliver a more cost effective and resilient service than traditional 
‘grey’ infrastructure. 
 

2.41 Flood risk management infrastructure needs improving.  More resilience to the 
predicted impacts of climate change needs to be developed through initiatives 
such as the retrofitting of SuDS to seek to manage surface water across 
catchments rather than see the potential to manage surface water issues in 
close vicinity to the points of impact. 

 
2.42 Network and Travel Planning. HCC would support the provision of community 

facilities (schools, health facilities and open space) within walking/cycling 
distance as this can encourage the use of these modes.  Provision of high 
speed broadband can reduce the need to travel by facilitating home working 
and home shopping. 
 

2.43 With regard to the transport section on p.10, although bus routes are not 
physical infrastructure, bus routes are very much part of the available 
transport network and should be added to this list. 
 

2.44 Agrees with the second paragraph that providing new roads in Watford 
alongside new development will be very difficult, as providing new roads is 
likely to induce further traffic and not solve the problem in the long term.  
 
Question 19: Would you support any of the options set out above? 

 
2.45 Environment Resource Planning. All options are likely to have a degree of 

impact upon the character and visual amenity of public open space. Options 
that not only promote behavioural change, but deliver landscape mitigation 
and enhancements are supported.  
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2.46 For option (i) passive speed calming could be achieved through good 

landscape design, for example using shared space and tree planting to slow 
traffic down.  
 

2.47 With regards to option (iii) the provision and enhancement of cycling and 
walking links provide an opportunity to deliver linear green corridors that 
penetrate the urban environment, tree planting along these routes would 
provide benefits for biodiversity, surface water management, and air quality 
etc. 
 

2.48 With regards to option (v), better access to the railway networks could be 
delivered by the creation and enhancement of station facilities and high quality 
landscape design, raising the profile and attractiveness of the area to 
businesses and generating further investment. 
 

2.49 Highways. HCC will continue to work with the Borough Council to develop 
options for transport network improvements. LTP4 sets a foundation for a 
more balanced transport network and encouraging shifts to sustainable 
modes. HCC would encourage the borough council to be ambitious in the 
Local Plan and in supporting sustainable transport in the town.   
 

2.50 From a Highways perspective, HCC would support points iii) improving the 
quality and continuity of walking and cycling routes, iv) increasing the 
frequency of buses and providing priority bus lanes, and v) creating better 
access to the railway networks.  
 

2.51 Option (i)-20mph speed limit on all residential roads, decisions around speed 
limits will need to follow HCC’s Speed Management Strategy.  The current 
Speed Management Strategy will be reviewed as part of the process of 
reviewing and revising supporting documents of the LTP4. 
 

2.52 Option (ii)-congestion charging in the most congested areas, would need 
further consideration. Although this approach can potentially help manage 
demand for travel by car, the impacts and implications for the wider transport 
and highway network and potential for displacing traffic elsewhere would need 
to be thought through. 

 
2.53 Network and Travel Planning. Option (ii)-congestion charging in the most 

congested areas, could lead to displacement of traffic on other routes.  Need 
to ensure that traffic is using roads appropriate to their journey purpose 
through signage and that the use of sustainable modes is encouraged to 
these areas through design of the public realm, and improvements to 
walking/cycling/bus facilities. 
 

2.54 Option (iii)-Improving the quality and continuity of walking and cycling routes, 
this is supported, particularly where access to key destinations is improved. 
 

2.55 Option (iv)-Increasing the frequency of buses and providing priority bus lanes. 
Frequency is not the only factor affecting attractiveness of bus use and some 
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areas of Watford have good service frequency.  HCC capital resources are 
significantly constrained and so there is limited scope for HCC to provide 
more financial support to bus services.  The greatest opportunities may be in 
using developer contributions from new development although HCC has to 
comply with the CIL Regulations 2010 in applying for them and in their use.  
 

2.56 HCC supports increased bus priority, not just bus lanes, as this was identified 
as the main issue of bus operators during our consultation with them in 
developing the Intalink Bus Strategy.  The Intalink Bus Strategy is due for 
public consultation in January and sets out our priorities and action plans for 
the bus network including the formation of an Enhanced Partnership between 
HCC and bus operators.  LTP4 sets out a core bus network as the focus for 
improvements. 
 

2.57 Option (v)-Creating better access to the railway networks. HCC would support 
measures to encourage the use of sustainable modes of transport to access 
rail stations. 
 

2.58 Strategic Transport and Rail. With regard to option (v), consideration should 
be given to access to the railway networks by sustainable modes and not the 
private car. Education and campaigns to encourage people to use other 
options can also help reduce car use and therefore congestion and pollution. 
As identified in LTP4, within Hertfordshire, over a quarter of commuters travel 
less than 5 miles to work and 53% travel under 10 miles, 3% of Hertfordshire 
residents use the bus to get to work compared to a national average of 7% 
and within the larger towns only 6% of people who live and work in the same 
town cycle to work. 
 

2.59 As options (i) and (ii) are car related, it is considered that these should be 
placed at the bottom of the list and the more sustainable options (iii), (iv) and 
(v) placed further at the top. Travel Plans could also be a tool which could be 
implemented in relation to both residential and commercial developments as 
well as assisting with school traffic. Providing facilities for those walking and 
cycling such as lockers, showers and safe/secure cycle parking is an 
important part of encouraging behaviour change in addition to looking at the 
routes themselves. 

 
Question 20: Do you have any suggestions about where any of the 
above measures could be introduced? 
 

2.60 Network and Travel Planning. Opportunities need to be maximised to provide 
bus priority in order for buses to be an attractive alternative to the car.  HCC 
would support bus priority measures particularly where most benefit can be 
achieved (i.e. where there are high frequency bus services/on key bus 
corridors/near transport interchanges in areas which are currently 
experiencing congestion).  The South West Herts Growth and Transport Plan 
include some bus priority scheme concepts.  
 
Question 21: Can you suggest any other ways traffic congestion could 
be reduced? 
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2.61 Highways. HCC believes that improved bus infrastructure including bus 

priority measures, will be needed to support improved bus service frequencies 
and reliability in Watford.  To extend point iv) above, bus priority lanes are one 
example of bus priority infrastructure.  Other types of bus priority intervention, 
such as bus priority traffic signals, can also assist bus reliability.  Bus stop and 
interchange facilities are another important element in supporting an attractive 
and effective bus service.  HCC will continue to work with WBC, the Intalink 
Partnership and other partners to ensure that suitable provision is made for 
bus stop and interchange facilities in Watford, including in association with its 
strategic development sites. 

2.62 The Borough Council’s strategy in respect of car parking should be seen as 
an opportunity to influence travel behaviour and support WBC’s desire for 
greater use of sustainable modes.  The Local Plan should consider points 
including how much car parking is provided for new residential and 
employment development; where ‘low-car’ or ‘car-free’ development may be 
appropriate; provision for charging of electric vehicles; provision for car share 
and car clubs etc., to support the Borough’s objectives in terms of transport 
and mobility.  
 

2.63 Other approaches that can be considered particularly for residential areas:  
 

 traffic calming; 
 filtered permeability measures can help remove vehicular traffic from some 

routes, reduce rat runs, and make street environment better and more 
comfortable to walk and cycle 

 
2.64 The impact of physical improvements of the sustainable transport network can 

be enhanced through softer, behavioural change oriented programmes, 
including Travel Plans for new developments, employer delivered sustainable 
travel schemes, sustainable travel marketing and promotional campaigns, 
personalised travel planning, cycle training e.g. bike ability, etc. 

 
2.65 Network and Travel Planning. The following suggestions could be used: 

 
 Any measures to encourage the use of sustainable modes (walking, 

cycling, bus and rail); 
 Measures to encourage car share 
 Measures to encourage those that do travel (especially by car) to do so 

out of peak times (e.g. with car park charges, limitations to on-street 
parking (CPZ’s)); 

 Measures to discourage car use (availability and cost of parking, 
pedestrianisation or making some roads sustainable modes only);  

 ‘Softer’ measures-travel planning (business, residential, and school) and 
encouraging development of travel plans voluntarily/through planning 
process; 

 Reduce the need to travel-through land use planning, development with 
supporting infrastructure such as community facilities, local employment 
opportunities; 
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 Consideration of alternative service models-e.g. Demand Responsive 
Transport and technology (mobile apps that facilitate journey sharing); 

 Provision of high speed broadband-to facilitate home working/home 
shopping. 

 
Question 22: What infrastructure or improvements could be provided by 
new development that could help reduce traffic congestion in the 
Watford area? 

 
2.66 Environment Resource Planning. GI should be delivered through new 

development, and create an easily accessible, legible and safe, well 
connected network of high quality routes and spaces for pedestrians and 
cyclists. The network should maximise permeability throughout the built 
environment, and connect residents and visitors with key employment hubs 
and destinations, as well as recreational and leisure hot spots. 
 

2.67 Network and Travel Planning. The following suggestions are provided: 
 

 Provision of community infrastructure within walking/cycling distance 
(schools, retail, healthcare, leisure facilities and open space); 

 Walking/cycling route infrastructure that integrates with the surrounding 
network and provides access to key destinations; 

 A bus stop within 400m of all dwellings/businesses, or 200m in town 
centres/educational establishments; 

 Bus services to be improved where appropriate with the use of 
developer contributions; 

 Measures to reduce attractiveness of car use (design speeds of road, 
bus priority, filtered permeability for pedestrians/cyclists); 

 Appropriate parking provision-low provision in accessible areas to 
encourage use of sustainable modes, avoid over provision; 

 Provision of high speed broadband; 
 Measures to improve safety of sustainable modes and design out crime-

e.g. use of lighting, degree to which walking/cycling routes are 
overlooked, vegetation clearance; 

 Provision of high quality public realm – so people want to walk/cycle in 
their neighbourhood. 

 
Question 23: In new developments should we prioritise walking, cycling 
and public transport over access by private vehicles? 

 
2.68 Highways. HCC’s LTP4 introduced a Transport User Hierarchy as a founding 

policy.  We encourage WBC to adopt this transport user hierarchy as part of 
the Local Plan and use it to inform masterplanning and discussions with 
developers.   
 
Policy 1 - Transport User Hierarchy 
To support the creation of built environments that encourage greater and safer 
use of sustainable transport modes, the county council will in the design of 
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any scheme and development of any transport strategy consider in the 
following order: 
 Opportunities to reduce travel demand and the need to travel 
 Vulnerable road user needs (such as pedestrians and cyclists) 
 Passenger transport user needs 
 Powered two wheeler (mopeds and motorbikes) user needs 
 Other motor vehicle user needs 
 

2.69 The hierarchy does not mean that any one group is always prioritised over 
another; however developers and designers should think about the needs of 
these user groups in that order, and what decisions or measures may be 
appropriate to the particular context and environment. The Local Plan should 
also look in its policies, site allocations and site masterplanning, to reduce the 
need for people to travel as often and as far, as this will help reduce reliance 
on cars and make active and sustainable modes a more attractive choice. 

 
2.70 Network and Travel Planning. LTP4 sets out a Transport User Hierarchy 

which should be applied. 
 

Question 24: Should we deliver car-free neighbourhoods in areas where 
there is good access to other types of transport (eg new development 
with no car parking)? 

 
2.71 Highways. In order to help manage congestion and promote mode shift, HCC 

believes that the Borough Council should be looking at low-car and car-free 
development, in those locations that are most accessible by public transport 
and where key services and amenities are accessible on foot for these new 
communities. 
 

2.72 Network and Travel Planning. Yes. To be supported by travel planning, in 
order to raise awareness of these options. 

 
Question 29 Do you have any suggestions about how open spaces can 
be improved to encourage more people to use them in your area? 

 
2.73 Environment Resource Planning. Any improvements to open spaces should 

consider the potential and benefits to manage surface water flows. 
 

2.74 Space can also be improved to create attractive destinations. This should 
include the enhancement of the hard and soft landscape design and positive 
vegetation management for wildlife. It could also include the encouragement 
of more ‘wildspace’ areas within parks, depending on the requirements of 
Green Flag status. Interest could be added through the planting of fruit trees, 
herbs, sensory gardens, and mazes; accessible to disabled or vulnerable 
residents; and safe.  
 

2.75 Use of volunteers to help maintain their own local GI and generate a sense of 
ownership and responsibility, especially if they have no access to gardens etc. 
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Question 30: Do you have any comments, concerns or thoughts about 
how any of the issues listed above could be addressed as part of the 
new Local Plan or which ones you think are most important? 

 
2.76 Environment Resource Planning. All of the issues that are listed are important 

and should be addressed within the Local Plan. Many of the issues are 
interrelated and should not be considered in isolation of each other, for 
example an integrated approach is required for issues such as green 
infrastructure, sustainable transport, ecological networks, and health and 
wellbeing etc. 
 

2.77 In respect of Biodiversity and in pursuance of Sustainable Development, the 
plan should reflect the following: 
 
i).  Development should seek to achieve net ecological gains consistent with 

NPPF;   
 
ii).  The broader context of the Governments 25 year Environment Plan 

should be referred to where appropriate;  
 
iii).  The hierarchy of sites, from Statutory sites to Local Wildlife Sites and 

wider ecological networks including wildlife corridors as well as protected 
species; 

 
iv).  The wider concept of Natural Capital and Ecosystems Services; 
 
v).  Ecology within the urban area may be compromised by development 

given the limited space available, consequently promotion of green roofs 
and walls should be considered in addition to ecologically friendly 
landscaping;  

 
vi).  The opportunities for appropriate Biodiversity Offsetting (compensation 

offsite) should also be considered where losses of locally significant 
biodiversity resource are unavoidable 

 
2.78 All of the above are important in terms of biodiversity resources, their 

maintenance and enhancement and the connection with the local 
communities in Watford. They should be designed into new developments as 
well as existing open spaces and sites where possible to improve the natural 
environment of the town. 
   

2.79 Furthermore, their provision will also influence, and be influenced by, Design, 
Green Belt, Climate Change, Flooding and Heritage and Conservation issues 
which should also be Local Plan considerations.   
 

2.80 All new development should seek to use SuDS for management of associated 
surface water and this can and should bring benefits for Biodiversity and 
greater resilience to Climate change.  The county council as Lead Local Flood 
Authority has a role is assessing surface water drainage arrangements for 
new developments and advising the local planning authority, Watford Borough 
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in this case, on their suitability.  However this is limited to aspects managing 
volumes and quality of surface water runoff.  SuDS can bring wider benefits to 
amenity, landscape and biodiversity and these needs to be supported with 
suitable policies in the local plan.  
 

2.81 The potential to manage flood risk needs to be incorporated into projects 
which may be initiated to bring about improvements to public realm spaces.  
This is because stand-alone flood risk projects may not be financially viable 
on their own but may become viable when packaged as an enhancement to 
projects whose main benefits were seen as amenity or some other function. 
 

2.82 HCC recommends that the Local Plan includes policies which conserve and 
enhance the historic environment as per the NPPF. The historic environment 
is defined by the NPPF as “All aspects of the environment resulting from the 
interaction between people and places through time, including all surviving 
physical remains of past human activity, whether visible, buried or submerged, 
and landscaped and planted or managed flora”. In other words it includes 
above and below ground archaeological remains, historic buildings and 
historic landscapes. Heritage assets are defined as “A building, monument, 
site, place, area or landscape identified as having a degree of significance 
meriting consideration in planning decisions, because of its heritage interest. It 
includes designated heritage assets and assets identified by the local 
planning authority (including local listing).” The Sustainability Appraisal 
Scoping Report includes a section on cultural heritage. The issues identified in 
paragraph 15.3 should also be considered when drafting the Local Plan. 

 
2.83 Minerals and Waste Planning. Supports the inclusion of sustainable 

construction and potential development sites, within the list of other issues 
likely to be covered in the new Local Plan.  
 

2.84 Network and Travel Planning. The following that are outlined in the list have 
relevance to delivering sustainable development in transport terms: 

 
 Potential development sites. There needs to be selection of sites in 

accessible areas or where can be made so through developer 
contributions; 

 Design. To encourage use of sustainable modes; 
 Retail and local shopping centres. Continued vitality can reduce the 

need to travel further afield. Maintenance/provision of local centres 
within walking/cycling distance is important. 

 
Other Service Comments 
 

3.0 Adult Care Services 
3.1 Hertfordshire Adult Care Services recently adopted a new 10 year Supported 

Accommodation Strategy, which outlines the HCC’s ambition to build more 
supported accommodation, across a range of tenures and types, to meet the 
needs of its residents who need extra care and support to live well. One 
aspect of this Strategy is to increase the housing offer to older people and 
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adults with disabilities of all ages who need care and are no longer able to 
manage in their existing homes, but do not require residential or nursing 
accommodation.  
 

3.2 By providing such housing, the HCC aims to enable people with mixed needs 
to live independently, but with the assurance that assistance is available when 
it is needed, to live well with community and facilities available, and to reduce 
formal care needs by allowing people more control and choice over how they 
live their lives. More extra care housing for older people is needed that fulfils 
the Happi standards for build and quality this may include an adaptable, 
accessible environment in their own home.  

 
3.3 For adults with disabilities its main principles are that people have choice 

about where they live and have control over the support they get and how 
they live their lives. Supported living accommodations accepted set of 
principles are defined in the Reach Standards in Supported Living. HCC 
requires it to cover a range of services that enable people with a disability who 
have care and support needs to live as independently as possible in their local 
community. This includes what we currently call ‘Community Support’ 
services, which is effectively outreach support to people living with their 
parent(s) or in their own general needs/mainstream housing tenancy.  

  
4.0 Children’s Services (Early Childhood Services) 
4.1 Current situation and Context  

Section 6 of the Childcare Act 2006 places a duty on all local authorities to 
secure sufficient childcare for working parents, or parent, who are studying or 
training for employment for children aged 0 to 14 (19 years for children with 
special educational needs and disabilities (SEND)). HCC also has a statutory 
responsibility to provide universal Free Early Education (FEE) for 3 and 4 year 
olds. Since September 2013 HCC has had a statutory responsibility to provide 
15 hours FEE to eligible vulnerable 2 year old children across Hertfordshire. 

 
4.2 In September 2017 a new extended entitlement of an additional 15 hours free 

childcare was introduced for working parents in Hertfordshire. HCC is 
currently working on the likely demand across the county linked to the number 
of places available. Consequently demand for these services is forecast to 
increase, in addition to the increasing population of young children in the 
county. Provision for this new entitlement will be within schools preschools 
and day nurseries and childminders. 
 

4.3 In addition to FEE places, HCC has a duty to ensure there are sufficient 
childcare places for 0 to 14 year old children (age 19 for children with SEND) 
in preschools, day nurseries and out of school clubs, which can run either 
from school locations or other community facilities. 
 

4.4 Identified Infrastructure requirements 
Watford is the third most deprived area in the county and the number of 
working households is significantly higher than other areas of the county.  The 
demand for the new extended childcare entitlement will be high and additional 
childcare provision will be required in those areas identified as insufficient or 
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near to sufficient to support this new demand. If more private housing is 
developed than the demand for these places will increase further. Current 
data indicates that three children’s centre areas do not have sufficient places 
and two have a small surplus to meet this new entitlement.    
 

4.5 Five of the six children’s centre areas in Watford fall into the 30% most 
disadvantaged within the County. As the 2 year old FEE is only available for 
disadvantaged children, this indicates that the need for these places will be 
higher in these areas than the rest of the County. 
 

4.6 Five out of the six children’s centres areas have currently enough FEE places 
to meet this proposed demand. The pressure on these places would increase 
if more social housing was developed in these areas, as families who meet 
the eligibility criteria do not tend to be home owners. 
 

4.7 Local knowledge of parent demand suggests that working parents are willing 
to travel across Watford to secure appropriate childcare. The proximity to 
Three Rivers District also impacts in the Watford area and these parents also 
travel into Watford Borough in search of childcare. 

 
5.0 Children’s Services (School Place Planning) 
5.1 Based upon the assumption that the new Local Plan has a 16 year plan period 

from 2020-2036, with a housing target of 770 new dwellings per annum, this 
would equate to 12,230 dwellings amounting to an additional 24 forms of entry 
(24FE) of primary and secondary capacity, using HCC’s standard 1FE equals 
500 dwellings standard methodology.  
 

5.2 In summary, this would mean an additional 12 new primary school sites (at 
2FE each) and three new secondary school sites (at 8FE each), based on the 
level of growth that is suggested in the Issues & Options consultation 
document. Larger 3FE primary school sites could be considered if 
development is concentrated in an area, which could provide some 
efficiencies in terms of land take.   
 

5.3 There is only one school within Watford that has identified expansion capacity, 
so providing sites which would allow for further growth/expansion in the longer 
term would be prudent. This is considered to be particularly important given 
recent developments coming forward and peaking above 1:500 for significant 
periods. 
 

5.4 Notwithstanding the known land pressures in Watford, providing primary 
school sites in the right locations will support the Borough’s transport and 
sustainable travel goals by facilitating walking, cycling etc. rather than car 
use.  Ensuring schools have playing fields (which could also be available to 
the public through community use agreements) will help Green Infrastructure 
(GI) and public health.  
 

5.5 However, where constrained sites/land means that there is genuinely no 
option other than to seek offsite soft pitches (and that is appropriately 
evidenced by viability reports), the Borough Council might want to consider 
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developing or making available green spaces to act as a detached playing 
field (DPF) for multiple future schools if developments/sites are likely to come 
forward in reasonable proximity.   
 

5.6 HCC assumes that part of the dwelling figure will include known strategic 
developments such as Watford Junction, which would still be in the delivery 
process during the plan period above based on progress (or lack of) to 
date.  Where those developments are providing primary schools, it may 
reduce the requirement for 12 ‘new’ or further sites, but trajectory and 
development information is needed to provide a detailed response. 
 

5.7 The key issue will be securing appropriate secondary sites given there is no 
existing capacity at Watford secondary schools (currently there is a deficit 
forecast with no expansion potential).  The level of housing identified above 
would need 3 x 8FE secondary school sites unless the Borough Council’s 
hope or expectation is that some of this capacity will be provided in 
neighbouring local authorities. 
 

5.8 Again, it would be prudent to build in some expansion capacity to new sites if 
possible, given the lack of capacity at existing schools, in line with our ‘up to 
10FE’ preference.  If one or more of the three secondary school sites could go 
to 10FE it might give some flexibility to manage long-term growth and spikes 
in demand. 
 

5.9 HCC would expect the Borough Council to consider limited green 
space/greenbelt development in order to accommodate the required 
secondary school sites, and I think it’s important that we understand what the 
options might be since it is likely to be an area of contention/dispute. 

 
6.0 Community Protection 
6.1 Hertfordshire Fire and Rescue Services (HFRS) has two fire stations within 

Watford Borough: 
 
 Watford: a station which has two permanently crewed fire engines and 

also houses one HFRS’s Aerial Ladder Platforms. 
 Garston: houses a single fire engine and is crewed on a permanent basis. 

 
6.2 No changes are anticipated at the present time to the provision of HFRS 

facilities in the Borough, although the possibility of re-locating stations would 
be considered, should an opportunity arise in the future that is both 
economically and operationally viable. 
 

6.3 HFRS does not consider that there is a need for ‘additional’ Fire Stations in 
the Borough to support the indicated housing numbers and development 
locations. However, HFRS requests to be consulted on requirements for the 
provision of water supplies, e.g. suitable and sufficient water mains and 
hydrants, and recommend the placement of sprinkler systems in all buildings 
and new developments to form part of an integrated fire safety provision. This 
is particularly important, due to the increase in tall buildings that are likely to 
occur during the plan period.  
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7.0 Library Services 
7.1 Provision of public libraries is a statutory requirement. HCC is committed to 

maintaining and modernising libraries across the Borough to continue to meet 
the changing needs of service users and to cope with additional demand 
brought about by new development. 
 

7.2 In 2016 the Libraries Taskforce, which was set up by the Department for 
Culture, Media and Sport and the Local Government Association, published 
“Libraries Deliver: Ambition for Public Libraries in England, 2016–2021”. The 
report recognises that libraries enrich communities and change lives for the 
better and that they have a critical role in helping people to realise their 
potential, especially those from disadvantaged backgrounds. 
 

7.3 Libraries across the Borough function as community hubs offering services 
and facilities to cater for a range of community needs including those of 
children, students, job seekers, and the elderly. They offer free, authoritative, 
non-judgemental information services and supported access to online 
resources and services, as well as providing access to books, DVDs, 
magazines, community language material, computers and the internet, an 
online reference service, ICT-based and other learning opportunities.  They 
are neutral places that promote community health and wellbeing. 
 

7.4 HCC’S Strategy for Libraries. Inspiring Libraries is HCC’s strategy for the 
Library Service up to 2024. The strategy sets out the vision and direction for 
the service and provides a framework for future decisions about service 
priorities. The strategy is based on three main themes: 

 
 The library as a vibrant community asset; 
 The digital library; and 
 The library as an enhanced gateway to reading, information and 

wellbeing. 
 
7.5 HCC promotes libraries in three different tiers to clarify the services available 

to communities: 
 
 Tier 1 libraries are centrally located in large towns and offer the broadest 

range of stock and services, and the longest open hours. They are staffed 
by library staff; HCC invites volunteers to support the delivery of some 
services and activities. Watford Central Library is a Tier 1 library. 

 
 Tier 2 libraries are located in smaller towns and provide core library 

services and a wide range of popular stock. Additional services are 
tailored to meet local need/demand. Tier 2 libraries are staffed during core 
hours; HCC seek to extend access through volunteer supervised self-
service. North Watford is a Tier 2 library. 

 
 Tier 3 libraries are located in smaller communities and villages and 

provide self-service access to library services, including the issue and 
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return of books, access to computers/technology and study space and 
staff assistance via the LibraryLink service (video link to another library). 
All Tier 3 libraries are being transitioned to become volunteer-run 
community libraries over a rolling programme. HCC invites local 
communities to add value to these community libraries through volunteer 
support and the provision of additional activities and services as decided 
by the local community. There are no Tier 3 libraries in Watford.  

 
7.6 Future Library Provision in Watford Borough. There are two libraries in the 

Borough. Watford Central underwent a major refurbishment in 2016 and it is 
now a modern, state-of-the-art library that includes a CreatorSpace, café, hall 
and meeting room for community use. North Watford Library is a well-located 
building, but with an internal layout that makes it unsuitable for 21st century 
service delivery. This library underwent phase 1 of improvement work in 2016. 
The final phase of this work will be completed by March 2019. 
   

7.7 Any increase in populations arising from new housing developments will 
impact on the capacity of existing library services and will therefore 
necessitate an increase in provision to take account of additional demands. 
HCC has no plans to provide additional libraries in Watford Borough, so any 
required increase in provision will be met by increasing the capacity of service 
provision in the most appropriate library or libraries nearest to the new 
housing developments. HCC will therefore seek contributions from developers 
for service improvements appropriate to the scale and nature of proposed 
developments.  
 

7.8 HCC is committed to the provision of good quality library services to local 
communities and is continuously exploring new ways of delivering the service. 
The drive for efficiencies and co-location of facilities is likely to influence 
overall space requirements, and any opportunities for co-location of library 
services in the Borough will be actively explored. HCC are open to 
opportunities to re-provide North Watford Library in partnership or as part of a 
co-location with other facilities. Efficiencies and co-location could result in an 
increase in floor space in some library buildings to accommodate additional 
community facilities, or a reduction in the library space in existing buildings 
due to additional facilities being moved in. 

 
8.0 Minerals and Waste Planning 
8.1 HCC as Minerals & Waste Planning Authority would expect to see reference 

made to the Hertfordshire Minerals Local Plan and Waste Local Plan 
(comprising the Waste Core Strategy & Development Management Policies 
DPD and the Waste Site Allocations DPD) in the emerging Watford Local 
Plan, as both documents form part of the development plan for Hertfordshire. 
 

8.2 The Local Plan should also include reference to HCC’s role as Minerals and 
Waste Planning Authority, with additional reference to current national 
planning guidance that includes The National Planning Policy for Waste 
(NPPW), The EU Waste Framework Directive and the respective sections on 
mineral and waste planning in the National Planning Practice Guidance 
(NPPG)). 
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8.3 In addition to the comments provided below, please refer to the Minerals and 

Waste Planning Authority’s response to the consultation ahead of the review 
of the Watford Local Plan, which was submitted in December 2016. This 
outlined HCC’s expectations and how HCC can help Watford in delivering this 
Local Plan. This has been attached to Appendix A for reference. 

 
8.4 Waste. To support sustainable construction, developments should ensure that 

waste issues are considered as part of the site planning and design 
requirements. This would be in line with the Waste Hierarchy, whereby all 
construction and demolition projects should aim to prevent waste generation 
where possible by both the designing of the scheme the development on site. 
The use of construction and demolition methods that minimise water 
generation will also be encouraged, along with the re-use of materials as far 
as practicable on site.  
 

8.5 Emphasis should be placed on consideration of waste arising during 
demolition (where applicable) and construction in line with Policy 12 of the 
Waste Core Strategy & Development Management Policies DPD. Policy 12 
(Sustainable Design, Construction and Demolition) requires all relevant 
construction projects to be supported by a Site Waste Management Plan. 
Data from which will assist HCC with waste planning in regards to the 
management of construction and demolition waste arising in the county.  
 

8.6 Existing waste sites (including Household Waste Recycling Centres) need to 
be accounted for, and are safeguarded in line with Policy 5: Safeguarding of 
Sites in the Waste Core Strategy & Development Management Policies DPD. 
The potential for Employment Land Areas of Search (ELAS) to provide for 
future waste uses should also be addressed. Whilst the Waste Local Plan 
does not rely on the need for all land within ELAS across the county for the 
delivery of waste uses, the cumulative loss of ELAS to non-waste uses is 
monitored and the safeguarding of remaining ELAS land is important to 
ensure there is a sufficient amount of land that could come forward for waste 
management facilities in the future, particularly with additional growth resulting 
in an increase in waste produced which needs to be managed. 
 

8.7 Minerals. With regard to District/Borough Local Plans, the National Planning 
Practice Guidance (NPPG) states that Local Planning Authorities should have: 
 
“…regard to the local minerals plan when identifying suitable areas for non-
mineral development in their local plans” 1  
 

8.8 As such District/Borough Local Planning Authorities should show Mineral 
Safeguarding Areas on their Local Plan Policies Maps. The NPPG goes on to 
state that:  
 

                                                           
1  Planning Practice Guidance, paragraph: 005 Reference ID: 27-005-20140306, March 2014. 

https://www.gov.uk/guidance/minerals#minerals-safeguarding.  

https://www.gov.uk/guidance/minerals#minerals-safeguarding
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“in those areas where a mineral planning authority has defined a Minerals 
Consultation Area, consulting the mineral planning authority and taking 
account of the local minerals plan before determining a planning application 
on any proposal for non-minerals development within it…” 2 
 

8.9 HCC has an adopted Mineral Consultation Areas SPD with defined mineral 
consultation areas (MCA) and therefore would expect to be consulted upon 
any planning application for development that falls within a MCA, other than 
applications for ‘excluded development’ as described in Section 3 of the SPD. 
HCC would request that MCAs are shown on the Borough Council’s Local 
Plan Policies Map when it is published. 
 

8.10 It should be noted that a new MCA has been defined in the emerging Minerals 
Local Plan. The Regulation 19 Minerals Local Plan is scheduled for public 
consultation in spring 2019. 
 

8.11 Orphanage Road Rail Aggregates Depot. Orphanage Road Rail Aggregate 
Depot is recognised and safeguarded within the adopted Minerals Local Plan 
(March 2007) under ‘Minerals Policy 10: Railheads and Wharves’, and the 
subsequent Mineral Consultation Area Supplementary Planning Document 
(SPD), adopted in November 2007. 
 

8.12 The NPPF, the adopted Minerals Local Plan, and adopted Watford Local Plan 
Core Strategy (2013); specifically paragraph 11.2.18, safeguard the site 
providing protection of the depot for transporting aggregate by rail. The depot 
plays an important long-term role in meeting society’s needs for minerals, 
which are likely to increase in line with the development required in the 
Borough. It is therefore important that the depot is not lost unnecessarily to 
other forms of development. 
 

8.13 When considering any potential development sites, consideration and 
reference should be given towards the safeguarded status of the site, helping 
to protect Orphanage Road Rail Aggregate Depot from development which 
may prejudice its operation.  
 

8.14 Orphanage Road Rail Aggregate Depot should be shown on the Borough 
Council’s Local Plan Policies Map when it is published, along with the site’s 
associated MCA, which extends 250m from the site boundary. 

 
9.0 Public Health 
9.1 From a Public Health perspective, HCC is keen to see Watford promote health 

and well-being through positive planning and high quality design. Building 
health into an urban environment is a vital step towards delivering longer term 
improvements in health across the whole of society.   

 

                                                           
2
  Planning Practice Guidance, paragraph: 005 Reference ID: 27-005-20140306, March 2014. 

https://www.gov.uk/guidance/minerals#minerals-safeguarding. 

https://www.gov.uk/guidance/minerals#minerals-safeguarding
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9.2 HCC draws your attention to the 2017 Public Health England Spatial Planning 
for Health evidence resource for planning and designing healthier places.3 
HCC also believes that giving consideration to our Health and Wellbeing 
planning guidance and undertaking a Health Impact Assessment on your local 
plan would be key steps to take in ensuring your Local Plan is positively 
prepared.4 
 

9.3 Watford’s Population Health: Key Issues for the Local Plan.  
Data shows that the health of people in Watford is varied compared to the 
England average.  From a demographic perspective, Watford is typically more 
ethnically diverse compared to the England average and has a greater 
proportion of the younger generation (aged 30-45 years).   Life expectancy is 
6.6 years lower for men and 3.4 years lower for women in the most deprived 
areas of Watford than in the least deprived areas.  Local priorities include 
reducing obesity, increasing physical activity, reducing smoking and improving 
mental health.5  
 

9.4 By building health into planning we seek to address some of the causes of 
poor health from the outset and in this context a Local Plan should take an 
approach in its policy setting that balances provisions for a positive, healthy 
environment alongside the provision of healthcare facilities. 
 

9.5 Our specific comments in response to the consultation are set out below. 
These are supported in more detail in the Hertfordshire Health, Wellbeing and 
Planning guidance document available at:  
www.hertfordshire.gov.uk/healthyplaces.  

9.6 Vision and Aspirations.  
The July 2018 NPPF, in its planning objective 8b, sets out that the planning 
system has a social objective to support strong, vibrant and healthy 
communities and to support communities’ health and social wellbeing. This 
has been retained from the previous NPPF and should be seen as an equal 
consideration to environmental and economic objectives. Paragraph 91 
requires planning to aim to achieve healthy places. 
 

9.7 In relation to Watford’s key issues and challenges, the Local Plan Vision 
should therefore set out a commitment to health and wellbeing. We 
recommend that the new Plan clarifies how its aspirations support healthy 
places, healthy communities and improving health and wellbeing.  We suggest 
that throughout the Plan, explicit health and wellbeing policy hooks that can 
set expectations and shape healthy places.  A Vision which supports such 
policy development would ensure that the Local Plan is positively prepared. 

                                                           
3   

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/625568/Spatial_pl
anning_for_health_an_evidence_resource.pdf.  

4  https://www.hertfordshire.gov.uk/media-library/documents/public-health/hertfordshires-health-
and-wellbeing-planning-guidance-may-2017.pdf.  

5  https://fingertips.phe.org.uk/profile/health-profiles/area-search-
results/E07000103?place_name=Watford&search_type=parent-area  

http://www.hertfordshire.gov.uk/healthyplaces
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/625568/Spatial_planning_for_health_an_evidence_resource.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/625568/Spatial_planning_for_health_an_evidence_resource.pdf
https://www.hertfordshire.gov.uk/media-library/documents/public-health/hertfordshires-health-and-wellbeing-planning-guidance-may-2017.pdf
https://www.hertfordshire.gov.uk/media-library/documents/public-health/hertfordshires-health-and-wellbeing-planning-guidance-may-2017.pdf
https://fingertips.phe.org.uk/profile/health-profiles/area-search-results/E07000103?place_name=Watford&search_type=parent-area
https://fingertips.phe.org.uk/profile/health-profiles/area-search-results/E07000103?place_name=Watford&search_type=parent-area
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9.8 Housing. 

Housing has a clearly evidenced influence on individual and population health. 
The quality and affordability of houses can determine the health status of 
residents. Living in good quality and affordable housing is associated with 
numerous positive health outcomes for the general population and those from 
vulnerable groups.  
 

9.9 Public Health England sets out the fundamental objective that everyone has a 
home in which to start, live and age well. Individual health will benefit from: 
 
 A healthy home: warm, safe, free from hazards  
 A suitable home: suitable to household size, specific needs of household 

members e.g., disabled people, and to changing needs e.g., as they grow 
up, or age  

 A stable, secure, home to call your own: without risk of, or actual, 
homelessness or other threat e.g., domestic abuse  

 Healthy communities & neighbourhoods  
 

9.10 To implement these principles it is important that new housing is high quality, 
affordable and accessible.  In particular, we recommend that the new Local 
Plan seeks to provide affordable housing which: 
 
 is integrated;    
 is affordable for groups with specific needs;  
 encourages social connectivity; and  
 has equitable access to green/open space.  
 

9.11 Consideration should also be given to provision of diverse housing types to 
accommodate varying population needs, and in these particular instance 
young individuals, families and an ageing population to match the 
demographics of the area.  Affordable rental housing should also be a priority.  
 

9.12 Physical health and mental wellbeing can be positively influenced by well-
designed developments with consideration of the location, density and mix of 
land uses that offer services to the community (NPPF, para 70). 
 

9.13 Although Public Health does not take a view on specific locations for housing 
developments, we recommend that when identifying these locations, 
consideration must be given to how developments;  

 
 ensure accessibility to all and promotes social inclusion;  
 are proactive in the promotion of healthy behaviours and lifestyles for the 

new community; especially through good quality, safe, easily accessible 
infrastructure for walking, cycling and leisure and reducing need for 
vehicle use;  

 enhance the opportunities for the existing community to engage in healthy 
behaviours; especially through good quality, safe, easily accessible 
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infrastructure for walking, cycling and leisure reducing need for vehicle 
use; 

 are positively planned to reduce the impact on, and exposure to, local air 
quality.  

 
9.14 With regards the housing options set out on page 5 of the consultation 

document, HCC recognises that urban density and the creation of compact 
neighbourhoods can be beneficial in achieving the above points6; therefore, 
Options I and II would seem favourable. However, this view comes with a 
caveat that this shouldn’t be to the detriment of space standards and access 
to quality outdoor residential amenity. 

 
9.15 In principle, HCC would not support Option III and would prefer to see 

development that facilitates and enables improved quality, accessibility and 
utilisation of open spaces.  
 

9.16 Transport and Open Space.  
Walking, cycling and using public transport should be the most attractive ways 
to travel and making them more enjoyable will benefit everyone – including 
those already travelling on foot, by bike or public transport.  
 

9.17 The new Local Plan should prioritise active and sustainable travel from the 
outset, in-line with the policy position set out in the Hertfordshire Local 
Transport Plan, to improve existing connectivity and urban permeability. 
Prioritisation of active travel can also reduce over reliance on motorised 
transport, contributing to improved air quality, which is of concern in some 
areas of Watford (further comments on air quality below).   
 

9.18 As such, we would support the transport options set out on page 10 of the 
consultation document, and positively support the proposed actions outlined in 
questions 23 and 24. However, any such actions need to be considered 
holistically so as to avoid detrimental knock-impacts such as anti-social 
parking, congestion and subsequent impacts on health elsewhere. 
 

9.19 The new Local Plan should be seeking to establish policy expectations from 
the start that new development is sustainably located with appropriate 
densities and provision for walking, cycling and bus services as part of the first 
phase of development. 
 

9.20 HCC is pleased to see that the Local Plan recognises the importance of open 
space, particularly being a place to promote physical activity and mental 
health wellbeing. This will maintain Watford’s Green Flag status.  However we 
think there is merit in strengthening the Local Plan position on protecting open 
space as well as recognising further its value in: 
 
 promoting physical activity and mental wellbeing, and 
 its role in encouraging and enabling active/sustainable travel 

 

                                                           
6
  https://www.england.nhs.uk/wp-content/uploads/2018/09/putting-health-into-place.pdf.  

https://www.england.nhs.uk/wp-content/uploads/2018/09/putting-health-into-place.pdf
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9.21 Air Quality.  
The new Local Plan should be explicitly considering Air Quality as part of the 
development design and masterplanning, and this should be an issue set out 
in its own right rather than as part of broader transport considerations. 
 

9.22 Poor air quality impacts directly on health and wellbeing, particularly for the 
very young, the elderly and those already vulnerable with existing health 
conditions. The NPPF recognises that the planning system should contribute 
to 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 (paragraph 109).  
 

9.23 Air quality should be a consideration in the location of any new development 
with respect to both exposure and mitigation.  Specifically, air quality should 
be considered in; 

 
 any proposed developments adjacent to major/busy roads or in close 

proximity to an existing AQMA; 
 during masterplanning of major development, consideration should also be 

given to the spatial location of certain facilities such as the primary school, 
playing fields and sheltered housing in the context of exposure to poor air 
quality.  

 
9.24 HCC recommends that the Local Plan includes air quality as a policy in its 

own right and references supporting guidance for development.  
 

9.25 Health Impact Assessment. 
Following changes to Environmental Impact Assessment (EIA) regulations in 
2017, all EIAs are now required to consider the impact on human health. The 
regulations are not prescriptive on how impact on human health is assessed, 
however the Public Health position is that Health Impact Assessment (HIA) is 
a tool that can assist development applications in meeting the human health 
requirements.  
 

9.26 HIA is a process which helps evaluate the potential health effects of a plan 
before it is built or implemented, highlighting recommendations to increase 
positive health outcomes and minimise adverse health outcomes with 
consider to the wider health determinants. Our recommendation is that the 
Local Plan sets out a policy requirement that all major development proposals 
undertake a Health Impact Assessment (HIA) at an early stage. 

 
10.0 Rights of Way 
10.1 The emerging Watford Local Plan should mention the Rights of Way 

Improvement Plan as a daughter document to the adopted Local Transport 
Plan (LTP4). Sites coming forward in the Local Plan should take it into 
account, with regard to network improvements, missing links, increased status 
(from foot only to foot & cycle etc.), or permeability of sites for NMUs and 
LTP4 objectives.  
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10.2 The Rights of Way Improvement Plan can be viewed by clicking on the 
following weblink: https://www.hertfordshire.gov.uk/services/recycling-waste-
and-environment/countryside-access/rights-of-way/rights-of-
way.aspx#DynamicJumpMenuManager_1_Anchor_3. 
 

10.3 The Ebury Way (the route of a former railway line that links Rickmansworth to 
Watford), should be taken into account for adjacent sites coming forward to 
protect it and for the use of sustainable travel. A map of the Ebury Way can be 
viewed by clicking on the following weblink: 
www.google.co.uk/url?sa=t&rct=j&q=&esrc=s&source=web&cd=3&ved=2ahU
KEwiZ0YXi37DdAhXGZlAKHQmACeEQFjACegQIChAC&url=https%3A%2F%
2Fwww.threerivers.gov.uk%2Fdownload%3Fid%3D30425&usg=AOvVaw184
VSEIgrDru-EKR_F4H1E. 

 
11.0 Waste Management 
11.1 Watford is served by the Waterdale Household Waste Recycling Centre 

(HWRC), which is located just outside of the Borough in Three Rivers District.  
The Waterdale HWRC has capacity to accommodate growth and the current 
disposal arrangements are sufficient with the adjoining Waterdale Waste 
Transfer Station and organic waste deliveries to South Mimms. Should the 
Borough Council as local collection authority decide to separately collect food 
waste, this can also be accommodated by direct delivery to Coursers Farm.  

 
11.2 Whilst waste infrastructure includes more than the provision of HWRCs, 

HCC’s Local Authority Waste Spatial Strategy Household Waste Recycling 
Annex November 20177, sets out an assessment of the current HWRC 
network in the County and outlines HCC’s future demand over the period to 
2031 and beyond, with regard to the provision of HWRCs.  
 

11.3 Currently, there is no requirement for a new HWRC in Watford and the 
Borough is not situated within any of the two areas of search for a new HWRC 
in the County. However, it is requested that the content of the HWRC annex is 
taken into consideration when drafting the new Local Plan, prior to the next 
period of public consultation.  

 
12.0 Youth Connexions 
12.1 Youth Connexions’ main venue in Watford is Youth Point, which is considered 

to be big enough to accommodate the anticipated growth in population of 
young people in the Borough. It would be desirable to have access to other 
venues suitable for youth work across Watford but HCC are not looking to 
operate any other venues for ourselves. 
 

12.2 Many young people using HCC services cycle to projects. HCC would be 
keen to see an improvement to the quality and continuity of cycling routes 
across Watford to encourage this. 

 
                                                           
7
  Local Authority Collected Waste Spatial Strategy, Household Waste Recycling Centre Annex 

(November 2017). https://www.hertfordshire.gov.uk/media-library/documents/waste/spatial-
strategy/hwrc-annex-to-the-lacw-spatial-strategy-2017.pdf.  

https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/countryside-access/rights-of-way/rights-of-way.aspx#DynamicJumpMenuManager_1_Anchor_3
https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/countryside-access/rights-of-way/rights-of-way.aspx#DynamicJumpMenuManager_1_Anchor_3
https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/countryside-access/rights-of-way/rights-of-way.aspx#DynamicJumpMenuManager_1_Anchor_3
http://www.google.co.uk/url?sa=t&rct=j&q=&esrc=s&source=web&cd=3&ved=2ahUKEwiZ0YXi37DdAhXGZlAKHQmACeEQFjACegQIChAC&url=https%3A%2F%2Fwww.threerivers.gov.uk%2Fdownload%3Fid%3D30425&usg=AOvVaw184VSEIgrDru-EKR_F4H1E
http://www.google.co.uk/url?sa=t&rct=j&q=&esrc=s&source=web&cd=3&ved=2ahUKEwiZ0YXi37DdAhXGZlAKHQmACeEQFjACegQIChAC&url=https%3A%2F%2Fwww.threerivers.gov.uk%2Fdownload%3Fid%3D30425&usg=AOvVaw184VSEIgrDru-EKR_F4H1E
http://www.google.co.uk/url?sa=t&rct=j&q=&esrc=s&source=web&cd=3&ved=2ahUKEwiZ0YXi37DdAhXGZlAKHQmACeEQFjACegQIChAC&url=https%3A%2F%2Fwww.threerivers.gov.uk%2Fdownload%3Fid%3D30425&usg=AOvVaw184VSEIgrDru-EKR_F4H1E
http://www.google.co.uk/url?sa=t&rct=j&q=&esrc=s&source=web&cd=3&ved=2ahUKEwiZ0YXi37DdAhXGZlAKHQmACeEQFjACegQIChAC&url=https%3A%2F%2Fwww.threerivers.gov.uk%2Fdownload%3Fid%3D30425&usg=AOvVaw184VSEIgrDru-EKR_F4H1E
https://www.hertfordshire.gov.uk/media-library/documents/waste/spatial-strategy/hwrc-annex-to-the-lacw-spatial-strategy-2017.pdf
https://www.hertfordshire.gov.uk/media-library/documents/waste/spatial-strategy/hwrc-annex-to-the-lacw-spatial-strategy-2017.pdf
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Appendix A: The Minerals and Waste Planning Authority’s Response to the 
Watford – Local Plan Strategy 2016-36, December 2016 
 
Hertfordshire County Council as Minerals and Waste Planning Authority has the 
following comments in response to the consultation ahead of the review of the 
Watford Local Plan. 
  
These comments have been set out to outline what HCC expects and how we can 
help Watford in delivering this in the Local Plan.  
 
It is important that the plan includes reference to the Minerals and Waste Local Plans 
(comprising the Minerals Local Plan, adopted March 2007, and two documents 
forming the Waste Local Plan, namely the Waste Core Strategy and Development 
Management Policies, adopted 2012 and the Waste Site Allocations document, 
adopted 2014) forming part of the development plan. The district/borough council 
should also be mindful that a revised Minerals Local Plan is currently being prepared 
and will need to be referred to in due course.  
 
To ensure that minerals and waste issues are adequately taken into account the 
following issues should be covered:  
 
Minerals 
  
 The promotion of larger scale residential development in the Green Belt or green 

field land for inclusion in future Local Plan reviews may raise issues of mineral 
sterilisation. Mineral resource assessments on mineral bearing land may be 
required prior to sites being allocated within the Local Plan.  

 The National Planning Practice Guidance (NPPG) states that ‘The Local 
Planning Authority should have ‘regard to the local minerals plan when 
identifying suitable areas for non-mineral development in their local plans’. As 
such district/borough councils should show Mineral Safeguarding Areas on their 
policy maps. The NPPG goes on to state that ‘in those areas where a mineral 
planning authority has defined a Minerals Consultation Area, consulting the 
mineral planning authority and taking account of the local minerals plan before 
determining a planning application on any proposal for non-minerals 
development within it’ (Paragraph 005 Reference ID: 27-005-20140306). The 
county council has an adopted Mineral Consultation Areas SPD with defined 
MCA areas and therefore would expect to be consulted upon any planning 
application for development that falls within a Mineral Consultation Area, other 
than applications for ‘excluded development’ as described in Section 3 of the 
SPD (or successor document). At this time the county council requests Mineral 
Consultation Areas to also be shown on the district/borough council policy maps.  

 Where there is a Rail Aggregate Depot located within a district/borough council 
area, the county council requests that these facilities are safeguarded under 
Policy 10 (Railheads and Wharves) of the Minerals Local Plan for existing and 
disused facilities and the National Planning Policy Framework (paragraph 143) 
where it states there is a need for the safeguarding of existing, planned and 
potential rail heads so as to prevent their redevelopment for other uses and loss 
of the mineral infrastructure. This safeguarding is for the sustainable importation 
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and exportation of minerals and secondary and recycled aggregates, particularly 
important to serve areas of growth and is also applicable to storage, handling 
and processing facilities associated with them. These sites should be shown on 
a district/borough council policy map, along with their associated Mineral 
Consultation Area.  

 
 Whilst neighbourhood plans should not cover minerals and waste, it is important 

that the plans consider the Minerals and Waste Local Plans forming part of the 
development plan, particularly if details from the Local Plans are being left to be 
defined in the neighbourhood plan.  

 
Waste  
 
 HCC request that the county council’s role as Minerals and Waste Planning 

Authority is included with reference to the current national waste planning 
guidance (The National Planning Policy for Waste (NPPW), The EU Waste 
Framework Directive and the section on waste planning in the National Planning 
Practice Guidance (NPPG). 
 

 A reference to the principles of the Waste Hierarchy as detailed within the Waste 
Core Strategy and Development Management Policies document and how this 
could be incorporated into all development projects should be included.  

 
 Developments must ensure that waste issues are taken into account as part of 

the site planning and design requirements. In line with the Hertfordshire Waste 
Hierarchy, all construction and demolition projects should aim to prevent waste 
generation as much as possible by both the designing of the scheme and its 
development on site. The use of construction and demolition methods that 
minimise waste generation will also be encouraged along with the re-use of 
materials as far as practicable on site. Waste management facilities should be 
integrated within planned development to manage waste as close as possible to 
its source. This may include the identification of neighbourhood recycling 
facilities.  

 
 The county council requests that emphasis is placed on consideration of waste 

arising during demolition (if required) and construction in line with Policy 12 of 
the Waste Core Strategy and Development Management Policies document. 
Policy 12 (Sustainable Design, Construction and Demolition) requires all relevant 
construction projects to be supported by a Site Waste Management Plan. Data 
from which will assist the county council with waste planning in regards to the 
management of construction and demolition waste arisings in the county.  

 
 The National Planning Policy for Waste (NPPW) states Waste Planning 

Authorities should ‘work collaboratively in groups with other waste planning 
authorities, and in two-tier areas with district authorities, through the statutory 
duty to cooperate, to provide a suitable network of facilities to deliver sustainable 
waste management’. Existing waste sites (including Household Waste Recycling 
Centres) need to be taken into account and the potential for Employment Land 
Areas of Search (ELAS) to provide for future waste uses. Whilst the Waste Local 
Plan does not rely on the need for all land within ELAS across the county for the 
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delivery of waste uses, the cumulative loss of ELAS to non-waste uses is 
monitored and the safeguarding of remaining ELAS land is important to ensure 
there is a sufficient amount of land that could come forward for waste 
management facilities in the future, particularly with additional growth resulting in 
an increase in waste produced which needs to be managed.  

 
 Local Plans should recognise that any operational waste management facilities 

or sites with an extant planning permission are safeguarded in line with Waste 
Core Strategy and Development Management Policy 5: Safeguarding of Sites. 
New developments should not compromise existing waste facilities that are 
serving an important function to manage waste sustainably in the county.  

 
Ongoing Engagement with Minerals and Waste Policy at HCC:  
 
In order to fulfil this and in line with national policy, the county council as Minerals 
and Waste Planning Authority is committed to a pro-active role in the formulation of 
district/ borough Local Plans. HCC will continue with regular duty to cooperate 
meetings and correspondence to identify issues that need to be addressed in the 
district/borough Local Plans. HCC can provide informal officer comments to sites 
which the borough council is considering at an early stage of the process to aid with 
site selection and the preparation of the Local Plan and any masterplans. It will also 
respond formally during a period of public consultation.  
 
In addition HCC has produced a Guide to Districts which sets outs the Waste 
Management Issues for Local Plan Making, particularly in Section 3 of the document. 
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high quality residential development in the Borough. We would be happy to meet to discuss the contents of 

these representations should the Council determine it to be beneficial. 

Key Issues and Challenges 

We welcome the opportunity to work with the Council to tackle the challenges it is currently facing. Watford 

has all the key ingredients and infrastructure to be a place where people can live, work and enjoy with a 

strong cultural heritage which future development should look to celebrate and enhance.  

With an ever-increasing population and the associated demand for homes, it is important that the Council 

prioritise residential led, high density regeneration focused on sustainable sites within close proximity to key 

transport nodes and residential amenities. Berkeley’s Site and the wider Watford Junction masterplan areas is 

ideally located adjacent to Watford Junction railway station and in proximity to retail clusters in North Watford 

and the Town Centre. There is a major employment corridor along Clarendon Road, which is within walking 

distance of the site and there are large industrial clusters to the north of the site.  

Housing 

As identified within the South West Hertfordshire Strategic Housing Market Assessment (SHMA 2016), 

Watford requires 577 homes per annum. This is an increase of 260 homes per annum over and above the 

existing Core Strategy document. In addition, the Government’s NPPF projections for Watford, estimate that a 

minimum of 770 new homes will be required each year. We support the Council in its recognition and 

aspirations to identify suitable location to meet its housing need and hope to play a key role in achieving and 

exceeding the housing target.  

In response to these targets, it is important that the Council take every opportunity to optimise density on the 

most sustainable sites in the borough which have good access to transport and residential amenities. The 

Council must acknowledge the competing pressures for all types of land. Green spaces within the borough 

are an asset and should be protected, where they serve an important purpose. The scarcity of available 

greenfield sites in the borough further necessitates a focus on delivering high density developments on 

brownfield sites.  

Affordable housing 

Whilst we support the Council’s requirement for affordable housing, we believe that provision should be 

determined on a case by case basis, relating to the viability of the site in question. Through its evidence base, 

we would encourage the Council to review its approach to affordable housing. This includes providing greater 

flexibility on its affordable housing tenure requirements such as promoting shared ownership as a means of 

getting people on the housing ladder. The Council should also take other infrastructure requirements into 

consideration in terms of the benefits delivered by developments. In particular, educational facilities, 

community spaces and high-quality employment floorspace. Therefore, whilst we support the provision of 

affordable housing, we believe a balanced approach should be taken, ensuring all the required infrastructure 

is delivered.  
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Types of new housing 

With regards to housing mix, we believe that, whilst this should be supported by a robust up-to-date evidence 

base, there is a pressing need for a mix of homes across Watford including primarily smaller sized homes to 

meet the needs of young professionals seeking to live and work in Watford and elderly people downsizing 

from larger homes. We therefore request that the Council focus on delivering a flexible approach to its 

housing mix taking into account site specific locations and characteristics with mainly smaller apartments 

alongside a number of family sized apartments in central locations. 

In response to question 10, the Council should encourage and promote taller buildings within highly 

accessible location to maximise the housing yield from limited amount of land available whilst meeting the 

Council’s requirements. As a general rule there should be a focus on family accommodation within suburban 

areas and smaller apartment led developments within more central locations in close proximity to public 

transport. However, it is imperative to ensure that a balance of accommodation is achieved on all sites and 

which meets Watford identified demographic housing needs. 

Higher density development and tall buildings 

Due to the scarcity of land within the borough, it is important that the Council explores all options with regard 

to the delivery of new homes. The Council should encourage higher density development and taller buildings 

in appropriate locations such as the SPAs allocated in the existing core strategy and other sustainable 

locations close to public transport.  The height of development should not be unnecessarily constrained by 

policy and good high quality architecture can enable higher density developments to make an important 

contribution to the urban environment in Watford. The Watford Skyline SPD provides a useful starting point for 

assessing where tall buildings should in principle be acceptable.  

Infrastructure 

We believe that the Council in partnership with Hertfordshire County Council and developers should focus on 

ensuring that sufficient community infrastructure is provided to cater for housing growth.. New development 

can act as the catalyst for both the delivery or funding of new infrastructure through s106 Agreements, on-site 

delivery and Community Infrastructure Levy. The Council needs to base its infrastructure need on a robust 

evidence base and then identify suitable locations and funding mechanisms for its delivery in consultation with 

the County Council, developers and landowners.  

Transport 

We strongly believe that there is an opportunity for the Council to promote sustainable modes of travel and 

encourage lower levels of car parking in areas which benefit from good access to public transport, cycling and 

walking routes. Promoting sustainable travel should be prioritised across the borough to increase wellbeing 

and help reduce CO2 emissions. Development should be encouraged to change people’s travel behaviour 

through measures such as car clubs, travel planning and cycle hire schemes.  
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The Council should seek to improve the quality of walking and cycling routes, as well as increasing the 

frequency of bus services and introducing priority bus lanes, to encourage residents and workers to use 

sustainable forms of transport. We believe that innovative approaches should be considered for the promotion 

of public transport with more responsive bus services providing realistic alternatives to trains. This in turn will 

allow for localised trips within the town centre.  

Watford Town Centre 

We support the identification of Watford town centre as the primary location for retail and leisure in Watford 

and continued investment by Intu and the Council to improve the public realm. This delivers a significant 

resource for existing and future residents in Watford and in turn will have multiplier effects on the local 

economy. That said, any future retail policy whilst protecting Watford town centre as the primary shopping 

area should not prevent mixed use residential led developments providing an appropriate amount of retail and 

leisure provision to meet the needs of the new population and contribute to enhancing the retail offer in the 

surrounding area.  

Open spaces 

Placemaking and high quality public realm is fundaments to creating successful places within new 

development. In promoting high quality and high density development, the Council need to set achievable 

standards for private, communal and public open space. A quantity over quality approach may not necessarily 

result in creating spaces that people can enjoy.   

We believe it is important to invest in open spaces within the borough to ensure that quality of life is improved. 

In addition, it is vital that residents have a sufficient choice and easy access to a variety of quality green 

spaces. Optimising delivery of housing on brownfield site will relieve the pressures on open spaces in the 

borough and will limit the extent of any encroachment into the green belt in the plan period. 

Other issues 

Design 

As previously discussed, design is critical in terms of ensuring that increased density across the borough does 

not have a detrimental impact on the urban environment. It is vital that the Council works with developers and 

homeowners to ensure that a high quality of design is achieved.  

Potential development sites  

The Council will be aware that Berkeley is currently promoting 94-98 St Albans Road for residential 

development which could deliver approximately 1,200 new homes, a two form primary school, activating 

commercial floorspace and new areas of high quality landscaping and public open space for the enjoyment of 

the surrounding population. This Site is a key location for housing delivery in the borough, appropriate for high 

density residential-led development given its proximity to Watford Junction and the town centre. We 

understand in allocating sites for residential development, priority will be given to sites which will best 
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contribute to building sustainable communities and support the town’s regeneration initiatives taking into 

account the Special Policy Areas of the spatial strategy. The redevelopment of our Site is a real opportunity to 

deliver new housing, making a significant contribution to Watford’s housing need and we are of the view that 

this should not be unnecessarily constrained. We ask that the new local plan encourages high quality 

development that allows for quality design to maximise sites and housing potential. Policy should also be 

sufficiently flexible to respond positively to change and wider opportunities for growth (as required by para 17 

of the NPPF). 

Should you require any further information, please do not hesitate to me on the number above. In the 

meantime I look forward to confirmation of receipt that these representations have been received and the 

comments noted. 

Yours sincerely, 
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The NPPF (2018) notes that ‘where there is an existing or anticipated shortage of land for meeting 

identified housing needs, it is especially important that planning policies and decisions avoid homes being 

built at low densities, and ensure that developments make optimal use of the potential of each site’ (Para 

122). We therefore encourage WBC to review the mixed use site allocation for Lower High Street to ensure 

that it supports the optimal use of sites within the SPA4 area, one which has long been identified for the 

inclusion of residential uses for the suitability considerations set out in the Core Strategy and draft Site 

Allocations.  

Residential-led Mixed Use Development 

The New Watford Local Plan presents an opportunity for the borough to place much greater emphasis on the 

role of residential development within the Lower High Street area, than the encouragement given to 

residential and employment development in the draft Site Allocation SPA4. If planned for positively, the 

Tesco store, its car park and PFS, and the wider area, have potential to provide a significant number of new 

homes within a highly sustainable location. Mixed use development or redevelopment can ensure that retail 

space is re-provided, where appropriate, whilst providing residential uses can also serve to enhance the 

vitality of the town centre by increasing the population living nearby. 

We therefore encourage the future policy for the Lower High Street area to reflect a much greater focus on 

providing new homes and suggest that the allocation promotes the redevelopment of the site for residential-

led, mixed use development whilst retaining / replacing existing retail and employment uses. The Tesco 

Extra store site is in a particularly suitable location for residential led development within a short walking 

distance from Watford High Street Station and the amenities of the town centre, with the potential to create 

an attractive urban environment around the Colne River.  

Height and Density 

Draft Policy TB1 of the now shelved ‘Draft Local Plan 2006-2031 Part 2’ identified only three suitable 

locations for taller buildings in Watford: 1) Watford Junction SPA2, 2) Ascot Road (within SPA 6 Western 

Gateway) and Clarendon Road (within SPA1), noting that these sites benefited from good public transport 

accessibility and could support more intensive development. It is not clear why land within the Lower High 

Street special policy area (SPA4) was not also identified as suitable for taller buildings, given the area’s good 

accessibility and topography between the town centre and railway line. We strongly encourage the Council to 

review the area allocation (in particular the Tesco site) to identify where taller buildings would be 

appropriate, consistent with the Council’s exploring of building typologies in this Local Plan consultation.  

The (partial or whole) redevelopment of edge of centre retail parks and car parks (including the re-provision 

of existing retail uses as part of development intensification), such as those found within the Lower High 

Street area, provides an excellent opportunity for well-planned redevelopment that can establish a 

contemporary and more robust urban form, whilst promoting more sustainable and healthy patterns of 

movement.  

Taller buildings can play a positive role in establishing this urban form and making the optimal use of land in 

sustainable locations. The Tesco store and car park site and the wider allocation area provide a suitable 

location for taller and higher density development, due to its existing form and character, its close proximity 

to the town centre and a train station, its low-lying elevation relative to the rest of Watford and its 

appropriate distance from sensitive heritage assets. 
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Issues and Options Survey Questions 

In addition to our site allocation specific comments above, we provide responses to the following questions 

within the Issues and Option Survey for the New Watford Local Plan Consultation: 

Q. 4 Which of the first three options listed above (one or more) do you think is best for 

Watford?  

Option (i), ‘building more apartments, especially in taller building locations’, is the best way to address 

Watford’s shortage of land available for development. This approach will enable the most effective and 

sustainable use of land and help to protect the green belt from development pressure. Higher density 

development of key brownfield sites should be planned for in locations close to existing amenities and 

transport infrastructure. 

Q. 5 Of the first three options above, do you have an order of preference about how new 

housing can be provided in the borough? 

(i) building more apartments, especially in existing taller buildings at key locations, should be the priority 

and first preference. 

Q. 9 For the options above, do you have an order of preference about the types of new 

housing needed in Watford in the next 20 years?  

We support Option V. ‘delivering a mix of different housing types’. We note that this needs to be appropriate 

to the character, context and constraints of specific sites to ensure that the right type of housing is built in the 

right places. In key well-connected locations, the most appropriate type of housing is likely to be apartments 

(of an appropriate mix of sizes to meet local demand). We support a design-led approach to determining the 

appropriate density of development and emphasise the role of the Borough Council in working with 

developers, land owners and local communities in helping to masterplan the density, form and layout of 

development. 

Q. 10 How do you think these types of homes can be provided on the limited amount of land 

we have available in the borough? 

The Borough Council should identify key sites where higher density and taller residential or residential-led 

mixed-use development can be delivered. This should be in sustainable, well connected locations. The 

redevelopment of edge of centre retail parks and car parks, such as the Tesco Extra site, provide an excellent 

opportunity for well-planned redevelopment that can establish a more robust urban form whilst promoting 

more sustainable and healthy patterns of movement. 

Q. 17 What do you think is the most appropriate approach? 

Plan-led redevelopments provide an opportunity for the planned delivery of infrastructure including schools, 

green spaces, health facilities and utilities. Developing brownfield sites in well-connected locations, avoids 

the expensive basic infrastructure requirements associated with developing greenfield sites and the 

consequent impact such development can have on local traffic and congestion. Building new homes close to 

existing centres will promote active and sustainable modes of travel whilst improving the viability of shops 

and services within the town centre. 

Q. 26 How do you think Watford town centre could be further improved? 

Building new homes close to the town centre will help to improve the vitality and viability of the town centre. 
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to its proximity to London, which have significant influence upon the number of 
commuters using Watford’s road networks daily. Further housing development required 
to support the growing population, if not planned carefully, will only contribute to this 
congestion further, increasing emissions and air pollution levels. 
 
Question 3 – Do you have any suggestions as to how these could be addressed? 
 
As set out in para 11 of the NPPF, the borough “should, as a minimum, provide for 
objectively assessed needs for housing and other uses”. In order to meet OAN 
identified for housing, given the shortage of land throughout Watford, the Council 
should look to promote the effective use of available land in the urban areas, in line 
with para 117 of the NPPF, primarily through opportunities to optimise density on 
suitable sites. Plans should contain policies which seek to optimise the use of land in 
their area, which the Council should utilise to ensure the most effective use of scarce 
land resources across the borough. 
 
In order to mitigate the impacts on Watford’s road networks, the Council should focus 
significant development in locations which are or can be made sustainable, such as 
sites within urban areas close or with good access to existing public transport 
infrastructure. This would mean a wider choice of transport options for residents, 
helping to encourage a modal shift away from car dependency and reduce both 
congestion and emissions. 
 
Question 4 – Which of the first three options listed above (one or more) do you think 
is best for Watford? 
 
We believe that options i. (building more apartments, especially in taller buildings at key 
locations) and ii. (when opportunities arise, redeveloping existing residential areas with 
more homes than they currently support) provide the most appropriate opportunities 
for meeting the development needs of the borough. Para 118 of the NPPF advocates 
that in areas where land supply is constrained, substantial weight should be given to 
developing suitable brownfield sites i.e. under-utilised land and buildings “within 
settlements for homes and other identified needs”, including car park sites or on or 
above railway infrastructure, such as the Watford Station site. Priority should be given 
to urban sites close to existing transport and social infrastructure, or those with 
planned infrastructure improvements. Optimising the density of brownfield 
development to provide a greater number of apartments through higher density 
development should also be encouraged. 
 
Question 10 – How do you think these types of homes can be provided on the limited 
amount of land we have available in the borough? 
 
We agree with the borough’s statement on page 6 that higher density development 
such as apartments of a mix of sizes can provide more housing in a smaller area, 
particularly relevant to the borough due to the current scarcity of available 
development land.  
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Again, one of the most effective methods of providing homes to meet the borough’s 
OAN, on a limited amount of land, is to optimise the density of housing development 
proposals. As set out in para 123 of the NPPF, planning policies should seek to avoid 
homes being built at low densities in areas “where there is an existing or anticipated 
shortage of land for meeting identified housing needs”. 
 
Question 17 – What do you think is the most appropriate approach [to tall buildings]? 
 
The appropriate approaches are set out in both options iv (a plan-led approach to tall 
buildings) and iii (which would enable their suitability to be assessed elsewhere on a 
case-by-case basis.  The Council’s 2016 Skyline SPD sets out eight criteria for 
considering the suitability of tall buildings, including assessing the merits of proposals 
based upon their locality and surroundings amongst other factors, promoting a case by 
case approach. Additionally, as set out in para 122 of the NPPF, planning policies and 
decisions should look to support development which makes efficient use of land and 
should take in to consideration five criteria including housing needs, availability of 
nearby infrastructure and local character and setting. Such criteria will vary depending 
on the location of the proposal, supporting the need for a case by case approach to 
determine the suitability of tall buildings.  
 
Question 21 – Can you suggest any other ways traffic congestion could be reduced? 
 
Locating significant housing development in sustainable locations in easy reach of 
existing public transport infrastructure, or in areas with planned infrastructure 
improvements, and within easy reach of services and social infrastructure can help to 
reduce journey lengths, encourage public transport use, and reduce car dependency 
and congestion.  
 
Question 23 – In new developments, should we prioritise walking, cycling and public 
transport over access by private vehicles? 
 
Yes.  The prioritisation of walking, cycling and public transport over private vehicles 
reduces car dependency, encourages healthier lifestyles, improves road safety and 
promotes sustainable transport options.  .  
 
Question 30 – Do you have any comments, concerns or thoughts about how any of 
the issues listed above could be addressed as part of the new Local Plan or which 
ones you think are most important? 
 
The Watford Station site remains suitable for future housing development and the 
allocation should be carried forward from the current adopted Local Plan (Site H9).   
Residential development on the site would align with national policy focus on 
promoting significant development close to existing transport infrastructure, reducing 
the likelihood of car-dependant development and encourage public transport use. The 
NPPF also supports the utilisation of brownfield sites close to existing infrastructure, 
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such as the Watford Station site, to provide higher density development, whilst further 
stating that planning policies and decisions should look to optimise densities and avoid 
homes being built at lower densities in areas with identified land shortages, such as the 
shortage facing Watford.   
 
Concluding Remarks 
 
We trust that we have provided sufficient information for the Council to be able to 
adequately consider our ‘issues and options’ representations. If you require any 
additional information regarding the matters we have raised within this response, please 
do not hesitate to contact me or my colleague Brendan Hodges. 
 
Yours faithfully 
 

  
 
CC.  
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Appendix 1: Watford Station, sidings and associated land, WD18 7LL 
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Watford Borough Council – Issues and Options for the New Watford 
Local Plan Consultation 
 
Dear Sir/Madam 
 
Thank you for the opportunity for Thames Water Utilities Ltd. (Thames Water) to comment on 
the above document. As you will be aware, Thames Water are the statutory sewerage 
undertaker for the Borough and are hence a “specific consultation body” in accordance with the 
Town & Country Planning (Local Planning) Regulations 2012. 
 
Given the stage of production of the new Local Plan we have provided comments setting out 
issues that we consider should be covered by the new Local Plan together with suggested policy 
wording where appropriate. We would welcome the opportunity to work closely with the Council 
and developers to ensure effective co-ordination of the delivery of new developments alongside 
any infrastructure upgrades necessary to support them. 
 
Wastewater Infrastructure Requirements 

Since the 1st April 2018 all off site wastewater network reinforcement works necessary as a 
result of new development will be delivered by the relevant statutory undertaker. Local 
reinforcement works will be funded by the Infrastructure Charge which is a fixed charge for each 
new property connected. Wastewater treatment works infrastructure upgrades will be funded 
through water companies’ investment programmes which are based on a 5 year cycle known as 
the Asset Management Plan process. 
 
Thames Water will work with developers and local authorities to ensure that any necessary 
infrastructure reinforcement is delivered ahead of occupation. In some circumstances Thames 
Water may seek the inclusion of phasing conditions in order to avoid adverse amenity impacts 
for existing or future users such as internal and external sewer flooding, pollution of land and 
water courses. To minimise the likelihood of requiring such conditions developers are advised to 
contact Thames Water as early as possible to discuss their development proposals and intended 
delivery programme. 
 
We recommend the developer and the Local Planning Authority liaise with us at the earliest 
opportunity to agree a housing and infrastructure phasing plan. The plan should determine the 
magnitude of spare capacity currently available within the network and what phasing may be 
required to ensure development does not outpace delivery of essential network upgrades to 
accommodate future development/s. Failure to liaise with Thames Water will increase the risk of 
planning conditions being sought at the application stage to control the phasing of development 
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in order to ensure that any necessary infrastructure upgrades are delivered ahead of the 
occupation of development. 

We would welcome the Council’s support in encouraging developers to liaise with us prior to the 
submission of any planning application to assist with the identification and planning of any 
necessary infrastructure upgrades. Developers can request information on network infrastructure 
and access our free pre-planning service by visiting the Thames Water website at: 

https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development 

In order to ensure that there is effective co-ordination of wastewater infrastructure requirements 
and new development it is considered that the following or similar policy and supporting text 
should be included within the Local Plan: 
 

Where appropriate planning permission for developments which result in the need for 
off-site wastewater network upgrades will be subject to conditions to ensure the 
occupation does not occur ahead of the delivery of necessary infrastructure upgrades. 

 
In addition it is considered that the following supporting text should be added for Policy SIR1 
 

The Local Planning Authority will seek to ensure that there is adequate wastewater 
infrastructure to serve all new developments. Developers are encouraged to contact 
Thames Water as early as possible to discuss their development proposals and 
intended delivery programme to assist with identifying any potential water and 
wastewater network reinforcement requirements. Where there is a capacity constraint 
the Local Planning Authority will, where appropriate, apply phasing conditions to any 
approval to ensure that any necessary infrastructure upgrades are delivered ahead of 
the occupation of the relevant phase of development.  

 
Surface Water Drainage 

We support the approach to Sustainable Drainage as set out in the Planning Practice Guidance. 
SuDS provide opportunities to reduce the causes and impacts of flooding, remove pollutants and 
provide amenity, recreation and wildlife benefit. In particular developers should ensure that 
surface water run-off is managed as close to source as possible and should aim to achieve 
greenfield run-off rates. 
 
With regard to surface water drainage it is the responsibility of the developer to make proper 
provision for drainage to ground or watercourse. It is only when all options have been exhausted 
and there is not practical reason for using sustainable drainage,(documented evidence will be 
required to support this position) that developers should seek connection to the public network. 
Where the proposal is to discharge to a combined network it is important to minimise the 
quantity of surface water entering the network in order to maximise the capacity for foul sewage 
conveyance and to reduce the risk of sewer flooding. 
 
We would welcome a policy within the Local Plan relating to the implementation of SuDS and 
would suggest that the drainage hierarchy within Policy 5.13 could be replicated within the Local 
Plan. In addition, it is suggested that policy wording should support the retrofitting of SuDS which 
can assist with providing capacity within the wastewater network which can help to address the 
impacts of growth and climate change. 
 



Water Efficiency 

Although we do not supply potable water within Watford we would support any policies seeking 
to maximise water efficiency measures in new developments. These would have the added 
benefit of reducing foul water flows into our wastewater network. 
 
Infrastructure Delivery 

As set out above Thames Water will deliver any necessary wastewater network reinforcement 
works necessary to support new housing development within the Borough. Most upgrades can 
potentially be delivered using Thames Water’s permitted development rights. However, there will 
be circumstance where planning permission may be required for elements of network 
improvements to support growth or to provide improvements to operation of the existing network. 
We would therefore welcome support for new infrastructure within the Local Plan and suggest 
the following wording: 
 
“The development, improvement or expansion of wastewater infrastructure will normally 
be permitted, either where needed to serve existing or proposed development in 
accordance with the provisions of the Development Plan, or in the interests of long term 
wastewater management, provided that the need for such facilities outweighs any 
adverse land use or environmental impact and that any such adverse impact is 
minimised.” 
 
Amenity 

Within the Local Plan there should be a policy to protect residents from developments that would 
adversely affect their amenity through issues such as odour, noise or vibration. Any such policy 
should also ensure that new developments are not located in areas where future occupiers 
would be adversely affected by existing sources of odour, noise or vibration unless suitable 
assessments have been undertaken and any necessary mitigation measures secured. 
 
Where development is being proposed within 15m of a sewage pumping station, the developer 
or local authority should liaise with Thames Water to consider whether an odour and / or noise 
and / or vibration impact assessment is required as part of the promotion of the site and potential 
planning application submission. Any impact assessment would determine whether the 
proposed development would result in adverse amenity impact for new occupiers, as those new 
occupiers would be located in close proximity to a pumping station. 
 
 
We trust the above is satisfactory, but please do not hesitate to contact us if you have any queries. 
 
 
Yours sincerely 

 
 





Provision of housing
The table below provides comparisons of the sources of data regarding housing
requirements within Watford.

Planning document Time period Annual
requirement

Total
requirement

Local Plan Part 1 - Core Strategy
(policy SS1)

1/4/06 – 31/3/31 260 6,500

South West Hertfordshire SHMA 1/4/13 – 31/3/36 577 13,271
Government’s Standardised OAN
Methodology – capped indicative
need at 40% over 2016 based
household projections

1/4/18 – 31/3/28 547

Following publication of the Revised NPPF (July 2018), as submission of the New
Watford Local Plan is not expected before 24 January 2019, paragraph 214 of the
revised NPPF is clear the emerging Plan must be prepared on the basis of the latest
Government guidance and advice.

Paragraph 60 of the Revised NPPF is clear:

To determine the minimum number of homes need, strategic
policies should be informed by a local housing need
assessment, conducted using the standard method in national
planning guidance – unless exceptional circumstances justify
an alternative approach which also reflects current and future
demographic trends and market signals. In addition to the local
housing need figure, any needs that cannot be met within
neighbouring areas should also be taken into account in
establishing the amount of housing to be planned for.

The Standard Methodology indicates that the minimum annual housing figure is
calculated as follows:

Set the baseline using the “projected average annual household growth over a
10 year period (this should be 10 consecutive years, with the current year
being the first year).”

At the current time, this means using the 2016 base household projections for the 10
years 2018 to 2028.

These projections indicate the number of households in Watford will increase from
40,019 (2018) to 43,924 (2028). This is an increase of 3,905 households (or 390.5
per annum).

The Standard Methodology indicates that the specific affordability adjustment factor
must be calculated. For Watford (using 2017 median work-place based affordability
ratios), this would be:

Adjustment factor = Local affordability ratio – 4 x 0.25
4

Adjustment factor = 12.66 – 4 x 0.25 = 0.54125
4



The Standard Methodology indicates that a cap of 40% is applied to any increase
based upon either the projected household growth (390.5pa) or the annual average
requirement in the most recent plan (260 dpa in policy SS1 of the Part 1 Local Plan -
Core Strategy).

As the household growth is higher, the cap would be 390.5 x 1.4 = 547 dpa.

As this is below the application of the Standard Methodology (household growth x (1+
adjustment factor), the requirement for the emerging Plan must be at least 547dpa.

However, whilst this is the output of the Standard Methodology, the Planning Practice
Guidance in the section entitled “When might a higher figure than the standard
method need to be considered?” states (ID ref: 2a-010-20180913)

In addition authorities should also consider:
 previous delivery levels. Where previous delivery has

exceeded the minimum need identified it should be considered
whether the level of delivery is indicative of greater housing
need; and

 recent assessments of need, such as a Strategic Housing
Market Assessments (SHMA). Where these assessments
suggest higher levels of need than those proposed by a
strategic policy-making authority, an assessment of lower need
should be justified.

Since the South West Hertfordshire SHMA (January 2016) indicates a requirement
for at least 577 dwellings, this should be the minimum target.

It is recognised that the Government has indicated it is response to the consultation
associated with the revised NPPF that:

A number of responses to this question provided comment on
the proposed local housing need method. The government is
aware that lower than previously forecast population
projections have an impact on the outputs associated with the
method. Specifically it is noted that the revised projections are
likely to result in the minimum need numbers generated by the
method being subject to a significant reduction, once the
relevant household projection figures are released in
September 2018.
In the housing white paper the government was clear that
reforms set out (which included the introduction of a standard
method for assessing housing need) should lead to more
homes being built. In order to ensure that the outputs
associated with the method are consistent with this, we will
consider adjusting the method after the household projections
are released in September 2018. We will consult on the specific
details of any change at that time.
It should be noted that the intention is to consider adjusting
the method to ensure that the starting point in the plan-making
process is consistent in aggregate with the proposals in
Planning for the right homes in the right places consultation
and continues to be consistent with ensuring that 300,000
homes are built per year by the mid 2020s.”



It is understood that consultation on the revision to the Standard Methodology is
expected to commence before the end of the year. Therefore, in looking at the overall
requirement for the New Local Plan, it is essential that it adequately addresses the
outcome of any revisions to the Standard Methodology which is likely to result in a
higher requirement figure.

Furthermore this is very much a minimum figure that has no regard to levels of
affordable housing need. Given the Council has identified meeting affordable housing
needs in Watford as a high Council priority an additional up lift on top of the minimum
requirement should be added to the Standard Methodology derived requirement.

Plan period
The revised NPPF (paragraph 22) indicates that:

“Strategic Policies should look ahead over a minimum 15 year
period from adoption, to anticipate and respond to long-term
requirements and opportunities, such as those arising from
major improvements in infrastructure.”

Paragraph 20 of the revised NPPF defines Strategic policies. It indicates that:

“Strategic policies should set out an overall strategy for the
pattern, scale and quality of development of development, and
make sufficient provision for… housing (including affordable
housing), employment, retail, leisure and other commercial
development.”

The Council’s website indicates that adoption of the Plan is expected in summer
2021. Consequently, to provide the required minimum 15 years strategy the Local
Plan must cover a period until at least March 2037, unlike the reference to 2036 as
detailed in the Issues and Options document.

Questions 4 and 5 – “Which of the first three options listed above (one or more) do
you think is best for Watford?” and “Of the first three options above, do you have an
order of preference about how new housing can be provided in the borough?”

Within the options, “building on some of our open spaces or Green Belt where these
are of low quality and poorly used” is listed as an option. Our preference is for
selecting Green Belt sites, not open spaces. As explained below, the significant need
for additional homes in the borough provides the necessary exceptional
circumstances for removing land for the Green Belt.

Our support for building on Green Belt land reflects the findings of the South West
Hertfordshire SHMA (January 2016). Tables 48 and 49 respectively of this
assessment provides estimates of the dwelling requirement by number of bedrooms
(2013-36) for both market and affordable dwellings. An extract of this is provided
below.

Tenure 1 bedroom 2 bedrooms 3 bedrooms 4+ bedrooms Total
Market No. 1,012 2,488 3,609 1,524 8,634

% 11.7% 28.8% 41.8% 17.7% 100.0%
Affordable No. 1,764 1,278 1,426 182 4,649

% 37.9% 27.5% 30.7% 3.9% 100.0%

The above table indicates that over 30% of both market and affordable homes is for
dwellings with at least 3 bedrooms. Unlike 1 and 2 bedroomed properties, these are
less likely to be flats are therefore to achieve the need identified in the SHMA, will be
challenging in the other options – flats and redevelopment of existing residential



areas. Consequently, in order to address the clearly identified need, for properties
with at least 3 bedrooms (nearly 60% for market homes in the borough), Green Belt
sites will be needed.

Questions 9 and 10 – “For the options above, do you have an order of preferences
about the types of new housing needed in Watford in the next 20 years?” and “How
do you think these homes can be provided on the limited amount of land we have
available in the borough?”

As detailed in the response to questions 4 and 5, we consider that provision of family
sized housing is most appropriate, given the challenges of delivering family sized
apartments and the clearly identified need for such properties in the SHMA. To
deliver the homes need, as explained, we consider that the exceptional
circumstances required to justified Green Belt boundary changes can be
demonstrated.

Question 30 – Do you have any comments, concerns or thought about how any of
the issues listed above could be addressed as part of the new Local Plan or which
ones you think are most important?

As explained below, we consider that the need for housing in the borough provides
exceptional circumstances for changes to the Green Belt boundary.

Justification of the Exceptional Circumstances required by the NPPF
(paragraphs 133–139) to revise the Borough’s Green Belt boundaries.

In advocating revisions to Watford’s Green Belt, we recognise that the Council is
under a duty (imposed by Section 39(2) of the Planning & Compulsory Purchase act
2004) to exercise it function associated with the preparation of local development
document with objective of contributing to the achievement of sustainable
development. This is a positive obligation (Jay J Calverton (Appendix 1 paragraph
10)).

Planning policy makes provision for changes to be made to the Green Belt. Changes
to the Green Belt are permitted through a review of a local plan (Revised NPPF,
paragraph 136). To make a change to the Green Belt boundary in the local plan there
have to be "exceptional circumstances”. Development needs that take up land such
as housing and employment can be an exceptional circumstance to justify a review of
a Green Belt boundary. This principle has been acknowledged in Hunston, in the
Court of Appeal (Appendix 2) where Sir David Keene observed at [21]:

"In principle, a shortage of housing land when compared to the
needs of an area is capable of amounting to very special
circumstances"

At paragraph 10 of his judgement, Sir David Keene also said in respect of earlier
NPPF (2012) paragraphs 87 and 88 that:

"The framework does not seek to define further what "other
considerations” might outweigh the damage to the Green Belt,
but in principle there seems no reason why in certain
circumstances a shortfall in housing land supply might not do
so."

In the Calverton case (Appendix 1) Jay J also reinforced these points finding at
paragraph 44:



"The issue is whether, in the existence of planning judgement
and in the overall context of the positive statutory duty to
achieve sustainable development, exceptional circumstances
existed to justify the release of Green Belt."

In the Hundal case (Appendix 3) paragraph 50 confirmed that the failure to meet
needs since a Green Belt boundary had been defined could also amount to
exceptional circumstances:

“The overriding policy of PPG2 is that the Green Belt
boundaries should remain fixed once they have been validly
determined. It is only if a relevant circumstance occurs that
requires a change in the future for planning purposes that the
circumstance will be an exceptional circumstance. An obvious
example would be if, in the present case, the First Defendant
had determined that it could not meet the projected housing
requirements for its area up to 2031 without using Green Belt
land. In that case, for the purposes of the Core Strategy, the
exceptional circumstance may have been made out (assuming
no other practical alternatives). At that point, a subsidiary
question may arise as to which land that was currently within
the Green Belt should now be freed for development. In making
that latter decision, I accept that the fact that land had recently
and erroneously been included within the Green Belt when the
local plan was developed might be a relevant consideration in
deciding where the boundary had changed but it would be
highly unlikely to be the only or the dominant factor”.

The Council’s District Plan 2000 (paragraph 3.30) indicates that no alternations to the
Green Belt were required to accommodate the Growth envisaged in that plan for the
period 1991 to 2001 (policy H2). This stance of accommodating the borough’s growth
without adjustments to the Green Belt boundary were confirmed in the Part 1 Local
Plan – Core Strategy (Policy GI2) for the period 2006 to 2031. Consequently, no
changes have been made to the Borough’s Green Belt for around 30 years, and
potentially longer.

However, the spatial planning policy which did not necessitate Green Belt revision no
longer exists today and consistent with the Revised NPPF the Council needs to meet
the development needs (housing and employment) of its administrative area. This
represents a significant change in circumstances.

It is therefore imperative that Watford identifies and assesses every possible
opportunity within the Borough to meet its housing needs, therefore ensuring it can
fulfil the requirements of paragraphs 20, 22 and 60 of the revised NPPF in planning
for at least 577 dwellings annually from April 2013 over the period until at least March
2037.

In light of the above analysis, housing/employment development needs can, as a
matter of planning judgement, as well as the desire to promote, plan and achieve
sustainable patterns of development, amount to exceptional circumstances through
the development plan review process. Such an approach would be consistent with
Section 39(2) and national policy (Revised NPPF paragraphs 136 and 137).

Exceptional circumstances remain undefined and a matter of planning judgement. As
confirmed by the Secretary of State for DCLG, (Nick Boles’ letter dated 3/3/14) local



authorities can, if they so wish, review and tailor the extent of Green Belt in their area
to reflect local circumstances. It is a matter of their planning judgement as to whether
exceptional circumstances apply.

The Calverton case (Appendix 1) helpfully sets out the matters to examine in
establishing exceptional circumstances in the context of national policy and the
positive obligation in section 39(2) to plan for sustainable development. The
judgement at paragraph 51 states:

“In a case such as the present, it seems to me that, having
undertaken the first-stage of the Hunston approach (sc.
assessing objectively assessed need), the planning judgments
involved in the ascertainment of exceptional circumstances in
the context of both national policy and the positive obligation
located in section 39(2) should, at least ideally, identify and then
grapple with the following matters: (i) the acuteness/intensity of
the objectively assessed need (matters of degree may be
important); (ii) the inherent constraints on supply/availability of
land prima facie suitable for sustainable development; (iii) (on
the facts of this case) the consequent difficulties in achieving
sustainable development without impinging on the Green Belt;
(iv) the nature and extent of the harm to this Green Belt (or
those parts of it which would be lost if the boundaries were
reviewed); and (v) the extent to which the consequent impacts
on the purposes of the Green Belt may be ameliorated or
reduced to the lowest reasonably practicable extent”.

Each of these 5 matters are interrelated and apply to Watford Borough.

(i) the acuteness/intensity of the objectively assessed needs (matters of
degree may be important);

(ii) the inherent constraints on supply/availability of land prima facie
suitable for sustainable development;

Matters (i) and (ii) are confirmed by the Council’s acknowledgement in the Issues
and Options document (questions 4 and 5) that “working with other nearby
councils to see if some of our housing need can be met outside the Watford
borough boundary. (Note: This option can only be considered once the
three options listed above have been fully explored and is subject to
agreement with other local authorities. This is a last resort.”

The revised NPPF (paragraph 137) indicates that discussions with all
neighbouring authorities must be undertaken to assess whether they could
accommodate any development. However, this can only occur once Watford has
demonstrated that it has reviewed and thoroughly appraised all opportunities
within its own area. Without a Housing Land Availability Assessment
demonstrating that sufficient capacity exists to accommodate the borough’s
identified housing need (derived from either the SHMA or Standard Methodology)
it is essential that full consideration of the potential of the borough’s Green Belt to
accommodate further development is made.



(iii) (On the facts of this case) the consequent difficulties in achieving
sustainable development without impinging on the Green Belt.

The Council’s Issues and Options document recognises the challenges in
meeting housing and employment needs without considering locations in the
Green Belt.

Green Belt can be removed from land around Watford, especially where it is
sustainable as illustrated by the land promoted of North Western Avenue and
consequently this would accord with paragraph 138 of the revised NPPF. This
was explained further in paragraphs 2.16 to 2.18 of the Statement provided at the
Call for Sites stage in the New Local Plan’s preparation. A copy of this statement
and the supporting attachments are included as appendix 4.

(iv) The nature and extent of the harm to this Green Belt (all those parts of it
which would be lost if the boundaries were reviewed); and

The Statement (paragraph 2.19 and 2.20) provided at the Call for Sites stage in
the New Local Plan’s preparation details the very limited harm to the borough’s
Green Belt which would arise from this site’s omission from this designation.

(v) The extent to which the consequent impact on the purposes of the
Green Belt maybe ameliorated or reduced to the lowest reasonably
practicable extent.

Our response to this is covered in paragraphs 2.21 to 2.36 of the Statement
submitted during the Call for Sites stage in the preparation of the Local Plan.

Conclusions.

Exceptional circumstances do exist. Whilst a matter of planning judgement, the
Council is entitled to make such a judgement consistent with their statutory duty
(section 39(2)) and the revised NPPF. The points raised above confirm that
exceptional circumstances do exist, are soundly based and support revisions to the
Green Belt at North Western Avenue, Watford.

Requested change
That the Green Belt boundaries are revised to exclude land at North Western
Avenue, Watford.

The Local Plan will therefore fail all the soundness tests (positively prepared,
justified, effective and consistent with national policy). This is because the for
the reasons detailed elsewhere including the lack of evidence to exclude land at
North Western Avenue, Watford from the Green Belt, alongside the consideration of
other opportunities for allocating residential development on sites as part of the
essential need to plan for at least 15 years post adoption.

Summary
The emerging Local Plan is not currently considered sound and needs to be
amended as set out below to deliver sufficient homes to achieve the Government’s
objectives regarding boosting housing supply.

a) The Local Plan period should be adjusted to cover the period for at least 15
years post adoption in summer 2021 i.e. until at least March 2037. This will
provide the minimum 15 years strategy post adoption in line with Government
policy;



b) The housing requirement must be based upon the Standard Methodology
(alongside any revisions) taking account of the findings of the SHMA as
required by the Planning Practice Guidance as a minimum;

c) A further up lift should be added to reflect affordable housing needs in
Watford; and

d) The authority should remove land at North Western Avenue, Watford from the
Green Belt to ensure that plan confirms with paragraph 140 of the revised
NPPF;

Therefore, to ensure the emerging Local Plan is sound, sufficient sites to
accommodate the borough’s housing and other needs should be identified.

Objection with respect of the omission of an allocation for land at North
Western Avenue, Watford from draft Local Plan

To address the Borough’s acknowledged shortfall against the identified housing
need, we contend that land off North Western Avenue, Watford should be allocated.
This land is within the control of a landowner who can bring it forward early in the
Plan period. It is therefore a suitable site for allocation within the emerging Local
Plan.

We contend that the site of 1.6ha outlined in red on the image should be allocated for
residential development of around 60 dwellings, alongside its removal from the
Green Belt. The site adjoins the existing settlement boundary of Watford, the use of
the A41 and A411 relies of physical features that are readily recognisable and likely
to be permanent as required by paragraph 139 of the revised NPPF.

As the Council needs to find sites to address the acknowledge shortfall against their
assessed development needs, the allocation of the off North Western Avenue,
Watford (shown edged in red) would make a useful contribution towards this.
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