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FOREWORD

The residents of the parish of Sarratt take immense pride in the area
they live in – the unique history and character and the inclusive and
vibrant community spirit that enables our area to thrive. To preserve
and build on this legacy for future generations, they have developed
this Neighbourhood Plan.

The Neighbourhood Plan expresses the development policies of the
village to 2036 and beyond, collectively defined by its residents. The
Sarratt Neighbourhood Plan Working Group has led the process of
drawing up this plan with community members. Key stages of
development have been a first public consultation in September 2021
together with presentation to Three Rivers District Council (TRDC).
The plan was then amended taking account of the various comments
and suggestions and a second public consultation held in August/
September 2022. A final draft of the plan is due to be provided to
TRDC and will form the basis of a final public consultation prior to
going to a referendum in 2023.

In drawing up this document, the Sarratt Neighbourhood Plan Working
Group consulted extensivelywith national and local agencies, including
ThreeRiversDistrict Council (TRDC) andmany special interest groups
in the parish. Work was undertaken within the national legislative and
regulatory framework, including the Localism Act 2011 and the
Neighbourhood Planning (General) Regulations 2012.

I should like to thank all those who have helped to compile the plan.

.

John Carter
Chairperson

Sarratt Neighbourhood Plan Working Group

The Sarratt Parish Neighbourhood PlanWorking Group:
Clare Bennett, Tony Bond, John Carter, Lee Gilmour, Will Hobhouse, and Anthony Soothill

Typesetting, Layout, andWebsite: Michael Edmund



4



Sarratt Neighbourhood Plan 5



6



Sarratt Neighbourhood Plan 7



8

WHY DEVELOP A NEIGHBOURHOOD PLAN FOR SARRATT?
At the end of 2018, Sarratt Parish Council decided that in anticipation of the Local Planning Authority
(Three Rivers District Council) issuing a New Local Plan to address housing development targets set by
central government, Sarratt would benefit from aNeighbourhood Plan, as provided for in the LocalismAct
2012.

Whilst the parish of Sarratt is entirely Green Belt, whose aim is to prevent urban sprawl (with 5% included
within the Chilterns Area of Outstanding Natural Beauty [AONB]), TRDC’s New Local Plan will provide the
means to move or lift Green Belt boundaries.

The Localism Act 2011 gives communities the legal right to prepare a Neighbourhood Plan that will set out
policies to direct development and the use of land in a neighbourhood plan area.

This decision enabled Sarratt to benefit from the provisions of the National Planning Policy Framework,
which allows communities to use Neighbourhood Plans to set out more detailed policies for specific area
(para.28), and to:

“…develop a shared vision for their area…and help deliver the sustainable development…” (para.29);

This plan does not address the subject of howmuch development there should or shouldn’t be in Sarratt –
that is for others to decide. Over the decades, there has always been somedevelopment in Sarratt and this
plan seeks to set out the policies that will help ensure that whatever development there is in the future both
protects the rural nature and historic feel of the core hamlets and villages, and also meets local needs so
that the parish remains a vibrant community.

Most importantly, whilst it does not provide a right of veto, it is a legal requirement that the Local Planning
Authority (TRDC) MUST consider the policies within relevant Neighbourhood Plans when making a
determination on planning applications. Therefore, having aNeighbourhood Plan is one of the best ways of
preventing inappropriate development in our parish.

All neighbourhood plan documents are available from the website: sarrattneighbourhoodplan.org

WHAT WAS THE PROCESS
FOR DEVELOPING THE NEIGHBOURHOOD PLAN?

In 2018 Sarratt Parish Council resolved that the Neighbourhood Plan, in line with best practice, should be
community-led. The Parish Council asked residents to volunteer to help develop a Neighbourhood Plan
and a Neighbourhood Plan Working Group was formed from volunteers in 2018 with an independent
Chairperson. Experienced consultants (Bell Cornwell) were engaged to support the work of the lay
Neighbourhood Plan Working Group and specialists AECOM were engaged to produce specific reports
that form the appendices of the Plan. These include the Sarratt Design Codes that have already been
adopted by Sarratt Parish Council. After some delays due to Coronavirus restrictions in 2020 and the first
half of 2021, a public consultation was scheduled in September 2021, to canvass the views of residents on
the draft Neighbourhood Plan.

Following a review of the public consultation, an initial draft of the Neighbourhood Plan was submitted to
TRDC for review. After further consultation, the plan will be finalised and sent to TRDC for approval prior
to a conducting a public referendum before it is formally adopted, before TRDC’s New Local Plan,
expectedmid-2025.

WHAT ARE THE ESSENTIAL ELEMENTS
OF THE NEIGHBOURHOOD PLAN?

A key decision during the consultation process for the Neighbourhood Plan was that the plan should be
future-proofed insofar as possible to make it as applicable today as in the future. As such it is principles-
based and does not address specific sites that may currently be being considered as potential
development sites.

In brief the plan includes an introduction to the area, an overview of the process of producing and ratifying
the overall plan, a list of policies and references to appendices which are the Housing Needs Assessment
and Sarratt Design Codes produced by AECOM.

https://sarrattneighbourhoodplan.org
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THE PLAN PROCESS

Stage 1
Gather Baseline Information
Review relevant policies and plans

Three Rivers Settlement Appraisal

TRDC Local Plan Sustainability Appraisal working note

2018 Parish Plan

Stage 2
Early stage stage public consultation and independent evidence
Fact finding questionnaire sent to a cross section of Parish organisations and business, key stakeholders

Attendance at the Sarratt Freshers Fair

AECOMHousing Needs Assessment

AECOMDesign Code

Stage 3
Develop Neighbourhood Plan Objectives
Use information gathered in steps 1 and 2 to draw down a list of issues identified and amend draft plan
appropriately

Formulate objectives for the Neighbourhood Plan

Stage 4
Develop List of Policies
Formulate policies that will deliver Plan objectives

Stage 5
Mid-stage public consultation
Consultation Forums to evaluate legitimacy of Plan’s objectives and policies

Revise Plan based on feedback from consultations

Make revised Plan publicly available for 6 weeks as pre submission consultation in compliance with
Regulation 14

Stage 6
Submit draft Plan to TRDC
The Plan will be submitted to TRDC, who will carry out a 6-week public consultation (Regulation 16).
Following this, an independent Examiner will be appointed to carry out an independent examination of the
Plan

Examiners Report received

Stage 7
Referendum

Stage 8
Adoption of the Plan
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PARISHOVERVIEW

Sarratt is a village and a civil parish in ThreeRiversDistrict, Hertfordshire, England. It is situated 4miles (6.4
km) north of Rickmansworth on high ground near the county boundary with Buckinghamshire. The chalk
stream, the River Chess, rising just north of Chesham in the Chiltern Hills, passes through Sarratt Bottom
in the valley to the west of the village to join the River Colne in Rickmansworth.

The village is much loved by residents and is located within the Chilterns, an Area of Outstanding Natural
Beauty (AONB). Evidence of human habitation and cultivation go back over 4,000 years and include
Roman occupation.

It is suggested that a village existed in the 8th century, but written confirmation of a village/parish
community does not comeuntil the building ofHolyCrossChurch around 1190. It is likely that this replaced
a previous Saxon place of worship. Until the 18th century Sarratt was a hamlet, a cluster of properties
surrounding the church, nearly a mile from the hamlet of Sarratt Green. The latter began to expand during
the 17th century and eventually the nameof Sarratt was applied to thewhole, bywhich time very little of the
development around the church had survived. Farming was the only trade in the village throughout this
time and the population would have comprised a small number of the gentry and agricultural workers.

The population of Sarratt Parish in 1831 was about 450, rising to 654 in 1871. This reflects a surge in shops
and trades that grew around the Green along with some new housing. The 20th century saw the first
significant (by Sarratt standards) housing expansion. Several council house developments were
completed between the World Wars and after 1945. Flats in Downer Drive, The Briars and Caroon Drive
were built in the 1970s and theWards Nurseries site was developed in 2005.

Today, the population is around 2,600, including the hamlets of Belsize, Chandlers Cross, Commonwood
and parts of Bucks Hill. Sarratt is located in the Green Belt of Hertfordshire and as such is protected by
policies related to this. It includes an Area of Outstanding Natural Beauty (AONB), Sites of Special
Scientific Interest (SSSI), twoConservation Areas and theGreen in Sarratt has 25Grade 2 listed buildings.

Water Pump, Sarratt Village Green
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AONB

AONB is protected under the 1949National Parks and Access to Countryside Act. Its protection is further
enhanced by the Countryside and Rights of Way Act, 2000 (CRoW2000). Only local authorities or the
Secretary of State can give permission for development in, or affecting, an AONB. Any development
proposalsmust have regard for the principle of conserving and enhancing the natural beauty of theAONB.

Green Belt

100% of the Parish is currently in the Green Belt which gives Sarratt much of its green open character and
local distinctiveness. The Government gives great importance to Green Belts, which were put in place to
prevent urban sprawl by keeping land permanently open. This means that the construction of new
buildings is inappropriate apart from the exceptions set out within the NPPF. These exceptions include
limited infilling in villages, limited affordable housing for local community needs and, in some cases, limited
infilling or redevelopment of previously developed land. These exceptions are consistent with the
approach to development that is set out in this Neighbourhood Plan.
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SSSI

Natural England selects sites that have features of special interest, such as its wildlife, geology or landform.
These are then protected from any development and it is an offence to deliberately or recklessly damage
the special features of an SSSI.

Conservation Areas

We have two Conservation Areas in Sarratt. Residents and businesses in a conservation area may need
permission from the Local Planning Authority before making alterations such as cladding, inserting
windows, installing satellite dishes and solar panels, adding conservatories or other extensions, laying
paving or building walls. Demolition of a building within a conservation area will usually require planning
permission: it is now a criminal offence to carry out demolition in a conservation area without planning
permission.

Area of Detail
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Demographics

The 2012 Parish Plan Survey showed a population of the the parish unsurprisingly heavily skewed towards Sarratt
with 60% of the total; the only other area with over 10% of the population is Belsize with 12%. 55% of residents have
lived in the Parish for more than 50 years and a further 26% for 6 -15 years.

Given this continuity of residence, it is unsurprising that the age distribution across the Parish in the decade to the
last Census figures hasmoved significantly up.

It is now a Parish with a predominantly older population.
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Housing Stock

The Housing Needs Assessment produced by AECOM (Appendix [IV]) shows that the proportion of
detached homes is more than double that of Three Rivers or the national average, while all other dwelling
types exist at correspondingly lower proportions. For example, the proportion of flats in Sarratt is less than
one-third that in Three Rivers. Strongly linked to this finding is the fact that Sarratt has generally larger
dwellings than Three Rivers, with a greater proportions of all size categories above six rooms, and lower
proportions of all smaller dwelling sizes.

Dwelling Type

House or bungalow

Detached

Semi-detached

Terraced

Flat or maisonette

Purpose-built block of flats

Part of a converted or shared house

In commercial building

Sarratt

57.8%

19.3%

14.1%

4.3%

1.3%

0.8%

Three Rivers

26.3%

35.0%

19.1%

16.7%

3.8%

1.0%

England

22.4%

31.2%

24.5%

16.4%

3.8%

1.0%

Proportions of Housing Types in Sarratt, Three Rivers, and in England

Source:ONS 2011 Census, AECOM calculations

Community

The Parish has a rich and diverse set of community activities, with more than 50 clubs and events,
societies or activities.

Two organisations typify the strong community spirit in the Parish: Sarratt Care is a highly unusual
volunteer organisation, providing such services as transport for hospital appointments, meals on wheels
and a luncheon club for the whole Parish. Sarratt Spotlight is a Parishmagazine funded by theChurch that
has become the go-to source of news and information on what’s happening in the Parish.
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Sarratt Singers

Sarratt WI

Spotlight

Sunrise & Sunset Club

Sustainable Sarratt

Tennis Club

U3A

Wildlife Volunteers

Youth Club

Community Events

Antique Fairs

Apple Festival

Firework Display

Boxing Day Vintage Car Rally

Flower Festival

Friendship Club

Grapevine Movies

May Fair

Sarratt Festival of Music

Sunday Markets

Horticultural Shows

Pantomime (SPLAT)

Sarratt Freshers Fair (biennial)

Village Day (biennial)

Village Picnic

Allotments

Beavers/Cubs/Scouts/Explorers

Bell Ringers

Book Clubs

Bowls Club

Bridge Club

Brownies

Church HomeGroup

Days Almshouse Charity

Football Club

Friends of Holy Cross

Grey Knights

Horticultural Society

Local History Society

NeighbourhoodWatch

Pony Club

Residents Associations:

Belsize; Chandlers Cross/Bucks Hill/Penmans

Green/ Commonwood

Royal British Legion (Sarratt Branch)

Sarratt C of E School

Sarratt Care

Sarratt Community Garden

Sarratt EveningWI

Sarratt Parents Association

Sarratt Rebels (youth football)

The following Community Activities have been identified:
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Maintain the viability of the
businesses and services
that are key to the area:

• Village Shop
• Pubs
• Garage
• Doctors’ surgery

• Bus service
• School
• Church
• Village Hall

SOCIAL

ECONOMIC

ENVIRONMENTAL

Develop a housing stock that
meets the needs of all
demographics with in the
community.

Wherever possible, reduce
the community’s contribution
to climate change

Preserve the character of the
settlements within the parish.

Keep the impact of any
development on traffic in the
area to aminimum

OBJECTIVE

Ensure any property development
in the parish consists of a mix of
properties that best meets the
housing needs of the community,
promoting a thriving and balanced
population that will maintain the
viability of these businesses and
services.

Protect sites important for
community interaction, such as
village hall, church, playing fields.

Protect key historical assets:
• Church
• ancient settlements
• conservation areas
• listed buildings

Protect environmental assets:
• AONB
• 4 SSSIs
• 4 county wildlife sites

Protect distinctive nature of parish
settlements

If the community grows, ensure there
is adequate provision of facilities for
community interaction.

Ensure that community spirit
is supported and enhanced.

Maintain the rural nature of
the village and conserve its
important historical and
environmental features.

Ensure new developments consist of
a mix of housing that promotes a
thriving, balanced population.

Promote the use of environmentally
friendly building materials and
building design.

Promote the use of renewable forms
of energy.

Ensure where development occurs it
is of a quality and design that
enhances the local environment and
is in keeping with local design
features. Refer to Design Code
(Appendix III)

ACTION

1, 4, 10

8, 9

3

1

6, 7, 11

1, 2, 3

1, 4, 5

2, 12

12

1, 2, 7, 11

2, 10

These objectives are drawn from the findings of the community engagement and evidence gathering process outlinedSection 2 above.
They are organised into three broad themes of Economic, Social and Environmental Impact.

OBJECTIVES

ASSOCIATED POLICIES

Ensure there is adequate provision
for parking within any new
development and design of roads
should be in keeping with others in
the area
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POLICIES

Note:

A selection of representative images is presented with each policy. Further images are provided in
Appendix II

Section 1: Development in Villages and Hamlets
Context: The 2018 Parish Plan survey established that residents had a strong preference for protecting
the character of the core village of Sarratt and the hamlets of Belsize and Bucks Hill; and for preventing
village extensions.

Sarratt Village Green
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Policy 1: Development in Villages and Hamlets
To accord with the principles of sustainable development outlined in the NPPF and TRDC Development
Plan. To achieve this, sustainable development that makes the use of previously developed land will be
encouraged and all new development must:

• respond positively to the local context.

• protect the historic character of the core village of Sarratt and hamlets of Belsize and Bucks Hill

Proposals for development on the edge of the village and hamlets will only be supported where they are
small scale andmeet an identified local need, with priority given to previously-developed sites.

All major applications shall be comprehensively planned to prevent piecemeal development, having
regard to the timely and coordinated provision of infrastructure, services, open space and facilities made
necessary by the development. They shall also be accompanied by a statement of community
engagement to detail how the local community has been engaged prior to any planning application being
made.

Properties facing Sarratt Village Green
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Section 2: Design Principles
Context: As the Parish overview sets out, Sarratt is a historic village that includes part of theChilternsArea
of Outstanding Natural Beauty (AONB). There are two conservation areas within the parish, both of which
were established in 1969; The Green Conservation Area and Church End Conservation Area. The former
encompasses TheGreen and surrounding properties in the village core, whereas the latter forms a cluster
around the Church of Holy Cross to the south-west of the main settlement. There is a total of 93 listed
buildings within the parish, most of which are Grade II. The parish also contains many unlisted buildings of
architectural interest, and the Green is protected. Some of the most prominent listed buildings and
landmarks include:

The Church of the Holy Cross (Grade II*)

The Grove (Grade II*)

Sarratt Hall (Grade II)

The Boot public house (Grade II)

The Cock Inn public house (Grade II),

The pump on the green (Grade II)

In addition, the parish contains four Sites of Special Scientific Interest (SSSI): Sarratt Bottom, Frogmore
Meadows, Whippendell Wood, andWestwoodQuarry. There are also twoConservation area, and an Area
of Outstanding Natural Beauty. The aim of this policy is to ensure that future developments consider local
character and, through design proposals, they further enhance local distinctiveness by creating good
quality developments, thriving communities and prosperous places in which to live.

GOOD

PRACTICE

POOR

PRACTICE

Adapted from the Chilterns Buildings Design Guide
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Policy 2: Design Principles

Development proposals will be required to have regard to the design guidelines in the Sarratt DesignCode
report (January 2020) and to TRDC Local Plan Preferred Policy Option 23 (Local Distinctiveness and
Place Shaping). In particular, the following are regarded as key elements in the Design Codes:

Pattern and Layout of Buildings
• The existing rural charactermust be appreciated when contemplating new development, whatever its
size or purpose.

• Gateway and landmark buildings should reflect local character. This means larger houses in local
materials, with emphasis on the design of chimneys and fenestration, as well as well-laid and cared for
landscape.

• Where an intrinsic part of local character, properties should be clustered in small pockets showing a
variety of types. The use of a repeating type of dwelling along the entirety of the street should be
avoided (to create variety and interest in the streetscape).

Local Green Spaces and Views
• Development adjoining public open spaces and important gaps should enhance the character of
these spaces by either providing a positive interface (i.e. properties facing onto them to improve
natural surveillance) or a soft landscaped edge.

• Any trees or woodland lost to new development must be replaced.
• The spacing of development should reflect the rural character and allow for long distance views of the
countryside from the public realm.

• Native trees and shrubs should be used to reinforce the rural character of the village and incorporated
into the design of new areas.

Materials and Building Details
The materials and architectural detailing in Sarratt contribute to the rural character of the area and the
local vernacular. It is therefore important that the materials used in proposed development are of a high
quality and reinforce local distinctiveness. Any future development proposals should demonstrate that the
palette of materials has been selected based on an understanding of the surrounding built environment.

Wildlife-friendly environment
• New developments should always aim to strengthen biodiversity and the natural environment by
creating new habitats and wildlife corridors, ensuring the continuity of habitats between gardens and
public spaces.

• Protecting and enhancing existing landscape assets is crucial. The aim should always be to minimise
the damage to natural habitats, add to the character and distinctiveness of a place, and contribute to
climate change adaptation.

Building Modifications and Extensions
Extensions to dwellings can have a significant impact not only on the character and appearance of the
building, but also on the street scene within which it sits. A well-designed extension can enhance the
appearance of its street, whereas an unsympathetic extension can have a harmful impact, create
problems for neighbouring residents and affect the overall character of the area.
• Extensions should be appropriate to the scale, massing and design of the main building and
complement the streetscape.

• Alterations and extensions of historic buildings should respect the host building. Replacement of
historic and traditional features, such as timber windows and doors with uPVC and other non-
traditional materials should be avoided.
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Section 3: Historic Character
Context: Historically, the parish comprised several small medieval hamlets, with Sarratt Green lying
centrally in the manor of Sarratt. The settlement is an ancient ribbon development alongside the well
preserved green. Sarratt Green had changed very little since themedieval period beyond infilling between
existing buildings, until a number of small developments in the 20th century.

The extent of this historic heritage can be seen on this map of Parish assets taken from the national
Heritage Gateway record. It emphasises the need to both protect the integrity of these sites and, where
appropriate, the viewing corridors of which they are an integral part.

*Historic Environment Record

*
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Sarratt has retained its identity as a village.

• Low key development and vernacular architecture on a domestic scale
• Mixture of building styles and dates from the 16th century to the present day
• Warm brick nestles next to flint and timber framing
• The rich textures of brick and brick and flint boundary walls
• Presence of boundary walls, railings or hedges provide interest to the street scene
• The Green and associated ponds
• The Conservation areas : The Green and Church End
• The shop, garage, village pubs, community garden, village hall, parish church, primary school and
KGV playing fields

• The wide range of societies, clubs and organisations reflecting the interests of a diverse range of
inhabitants.

• The easy access to the countryside andmany footpaths: both ancient rights of way andmany
permissive paths

Sarratt possesses a range of views across valleys and fields that are intrinsic to the character of the Parish
and to the setting of its two conservation areas. They include:

• Views across the Chess valley from the west-facing valley slopes above Sarratt Bottom and
northwards towards Latimer

• Views across the Bottom Lane valley to the east of the village
• Extensive views over open fields surrounding the village and between the M25 andWhippendell
Woods.

• The Green itself has unfettered view up and down its spine, with an additional open space at the
southern end bounded by trees on one side.

Policy 3: Historic Character
Development proposals within or affecting the setting of the Green Conservation Area and Church End
Conservation Area, should conserve and enhance their distinctive characters in accordance with the
Green, Sarratt Conservation Area Appraisal 1994 and the Church End, Sarratt Conservation Area
Appraisal 1994. In particular, they should recognize that control needs to bemaintained in order to ensure
the current balance between buildings and open spaces is preserved.

Development that adversely affects the important views in and out of the Conservation Areas will not be
supported.
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Policy 3: Important views

Click on a number to view the corresponding image enlarged online
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Policy 3: Important views

1
View from the Church Conservation Area

SE towards the M25

3
View towards Chipperfield

from the East Village Conservation Area boundary

2
View from Southern corner of Conservation Area

SE towards Micklefield/M25

4
View towards Commonwood from the East

Village Conservation Area boundary
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7
View towards the North-West Village

Conservation Area boundary

8
View across the Chess Valley AONB

5
View fromNorth end of the Village Conservation Area
boundary towards Plough and DebardineWoods

6
View towards Northern end of the Village Conservation
Area, with Great Sarratt Hall visible through the trees

Policy 3: Important views
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12
ChilternWay heading North from the Church

11
View SE towards SandfieldWood

from theWest Village Conservation Area boundary
behind the Village Shop

9
West West from the centre of the
Village Green Conservation Area.

10
View showing the hedge forming

West Village Conservation Area boundary on the lower Green

Policy 3: Important views
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Section 4: Housing Mix:
Context: The Housing Needs Assessment (AECOM, Jan 2020) identified an acute shortage of three bed
properties in Sarratt that has been caused over the last few decades by owners typically converting 2 or 3
bed bungalows into 4 or 5-bed houses. Specifically, its conclusions state:

“142. Seen in the context of Sarratt’s comparatively large stock of dwellings, trends towards older
households and single occupancy may warrant a Neighbourhood Plan policy intervention to restrict
the future supply of larger dwellings to some extent. It may also be the case that the declining number
of families in Sarratt is a function of the limited number of dwellings that are both appropriately-sized
and affordable to younger families, so it may be beneficial also to encourage the provision ofmid-sized
housing suitable for this demand segment.

143. The results of a life-stage modelling exercise, which looks at the sizes of dwelling occupied by
different age groups and projects the growth and decline of those age groups over the Plan period in
order to understandwhat should be built, corroborates this finding. The recommended sizemix of new
housing focuses on dwellings of three bedrooms (around 50%) and those with one (20%) and two
(30%) bedrooms, further suggesting that no further large dwellings are needed.”

Replenishing the 3-bed housing stock as well as building new 1 and 2-bed units will ensure better balance
in our housing stock that addresses local needs (including damping spikes in rents for certain property
types).

In addition, the need for accessible homes to enable residents to downsize whilst remaining in the
community was identified in both the 2018 Parish Plan aswell as theHousingNeedsAssessment, and self-
build as one of themost cost-effective routes to home ownership is to be encouraged.

Policy 4: Housing Mix
Policy 4.1
Development proposals for all housing types should have a size mix consisting of dwellings of three
bedrooms (50%), two bedrooms (30%) and one bedroom (20%) as recommended by the Sarratt Needs
Assessment 2019 [Appendix IV], or as near to this as practical, subject to local need.

Policy 4.2
Development proposals where the provision of bungalows, accessible homes and all types of self-build
properties as part of the housing allocation mix above will be looked upon favourably, provided they are 3
bedroomsor fewer, unless a specific identifiable local need canbedemonstrated. Permitted development
rights shall be removed so as to prevent future development into larger dwellings without planning
permission.

Properties facing Sarratt Village Green
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Section 5: Affordable Housing
Context: The Housing Needs Assessment identified that social rented homes for those on the lowest
incomes are the greatest priority in Sarratt. This backed up the findings from the 2018 Parish Plan survey
that indicated housing stock was in short supply and too expensive for family members to be able to stay
in Sarratt. A supply of accessible homes for the elderly to be able to downsize and remain in Sarratt was
also an important conclusion, which additionally has the benefit of freeing up larger properties and hence
a desirable trickle-down effect.

Therefore, a supply of affordable routes to remain resident in Sarratt through social rental, shared home
ownership (eg First Homes) and accessible homes for the elderly is key for the long-term sustainability of
the community.

Whilst TRDC applies an affordable housing requirement to minor sites (with a net gain of 1+ dwellings), for
small scale developments commuted sums for affordable housing are generally acceptable. However, this
practice does not help address local demand within this rural community where delivery of affordable
housing is essential. The policies therefore recognise this specific special local need.

Policy 5: Affordable Housing
Policy 5.1
Development proposals of 1+ units or over are required to have at least 40% as Affordable Housing.
Commuted payments towards provision off site will only be accepted in exceptional circumstances to
ensure delivery of affordable housing to the local community.

Policy 5.2
Proposals for Affordable Housing will be required to be 75% for social rent, 25% First Homes affordable
shared ownership products.

Policy 5.3
Affordable homes will be integrated into developments in design, layout and location so as not to be
distinguishable from other homes on the development.

Policy 5.4
Affordable Housing of all types will be looked upon favourably if provided with a Locality Protection
Provision, which gives priority to local residents in perpetuity, but without restricting allocation should no
local need be identified in the first instance, whether or not as part of a Rural Exception site.

Clutterbucks, Sarratt
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Section 6: Biodiversity
Context: Nature conservation is an integral part of the planning system, and should be taken into
consideration in any development. Ensuring that future generations can enjoy the neighbourhood’s rich
geological and biological inheritance as well as the wider experience that a healthy, functioning natural
environment can provide means that we must continue to improve the protection and management of
what we have today. Across the UK, biodiversity is shrinking, and our essential ecosystems are losing the
robustness and resilience on which our food supplies rely, as well as the beauty and richness that they
bring to an area. Any development must not further undermine these systems.

Ancient and semi-natural Woodland Ancient replantedWoodland

Ancient Woodland

AONB,Wildlife Sites and SSSI
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Policy 6: Biodiversity

Policy 6.1: General
i. All proposals should achieve a net gain in biodiversity where it is feasible and proportionate to do so, as
measured by theNatural EnglandBiodiversityMetric; and should avoid harm to, or loss of, features that
contribute to the local and wider ecological network.

ii. Proposals will be expected to apply the mitigation hierarchy of avoidance, mitigation and
compensation, as set out in the NPPF, and integrate ecologically- beneficial planting and landscaping
into the overall design – this must be approved by a certified ecologist. Where mitigation and/or
compensation are proposed, any sites that may be put forward for compensatory planting must be
within the Parish, and as close to the development as possible, ensuring that those who have lost out
due to development are compensated in a way that is of actual value to them.

Policy 6.2: Locally-Designated Nature Conservation Sites
i. Development proposals, land use or activity (either individually or in combination with other
developments) which are likely to have a detrimental impact which adversely affects the integrity of a
designated site, will not be permitted unless it can be demonstrated that there are material
considerations which clearly outweigh the need to safeguard the nature conservation value of the site,
and any broader impacts on the international, national, or local network of nature conservation assets.
The first map opposite shows the AONB, local wildlife sites (hatched) and SSSIs (blue) that form part
of the plan area. The second map shows ancient woodland – green hatching indicates ancient and
semi-natural woodland, and brown hatching, ancient replanted woodland. Sarratt Parish is incredibly
fortunate to count 18%of its total land area aswoodland, compared to the national average of 12%. This
brings with it a significant financial burden and depth of responsibility which is willingly shouldered by
the parish council, and evidently valued by both parishioners and visitors to the parish.

ii. Evidence will be required in the form of up-to-date ecological surveys undertaken by a competent
ecologist prior to the submission of an application. The type of evidence required will be
commensurate to the scale and location of the development, the likely impact on biodiversity and the
legal protection or other status of a site. Where insufficient data is provided, permission will be refused.

iii. Proposals should avoid impacts on sites of nature conservation value and wherever possible,
alternative options which reduce or eliminate such impacts should be pursued. Where adverse
impacts are unavoidable, measures to mitigate the impact should be sought, commensurate to the
importance of the site in terms of its status in the hierarchy and the contribution it makes to wider
ecological networks. It is worth noting that adverse impacts are almost always avoidable by rejecting
development.
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Policy 6.3: Species and Habitats
i. Development should always seek a net gain to biodiversity and to create opportunities for wildlife.
Proposals must demonstrate how the development improves the biodiversity value of the site and
surrounding environment. Evidence will be required in the form of up-to-date ecological surveys
undertaken by a competent ecologist prior to the submission of an application. Plans must be
submitted that determine the maintenance programme for any newly planted trees/hedgerows/ new
ponds, and this will be the responsibility of the developer. Thought must be given to water supply and
soil type before permission is given for new plantings, as this will determine whether they will survive.
The Biodiversity value of a site pre and post development will be determined by applying the Natural
England Biodiversity Metric where appropriate. Submitted information must be consistent with BS
42020 2013. Where insufficient data is provided, permission will be refused.

ii. Proposals should detail how requiredmitigation, compensation or enhancementmeasures of physical
features will be maintained in the long term.

iii. Development which would result in the loss or significant damage to trees, hedgerows or ancient
woodland sites will not be permitted. TheCouncil will seek their reinforcement by additional planting of
native species whenever appropriate. Protective buffers of complementary habitat will be expected to
adjoin these features, sufficient to protect against root damageand support improvement of their long-
termcondition. Aminimumbuffer zone of 10m (or greater if required), and of 15m for ancient woodland,
is considered appropriate. Replacement of existing woodland or hedges with new plantings will not be
accepted, even if the size of the land for replacement is significantly bigger than the original.

iv. Proposals will be expected to protect and enhance locally important biodiversity sites and other
notable ecological features of conservation value.

v. Where adverse impacts are unavoidable, exceptional circumstances exist that outweigh any harm or
damage to a species or habitat, appropriate mitigation and compensation measures must be
employed, commensurate with the importance, the legal protection or other status of the species or
habitat. Where appropriate, the Council will impose conditions / planning obligations which seek to:

a. Facilitate the survival of existing populations as well as encouraging the establishment of new
populations;

b. Reduce disturbance to aminimum;

c. Provide adequate alternative habitats to sustain at least the current levels of populations.

vi. Development adjoining rivers or streams must provide a minimum of an 8m buffer of complementary
habitat between the built environment and top of the bank of the watercourse. Details must be
supplied of ongoing ecologically beneficial management of buffer habitats. Where possible,
opportunities should be taken to restore degraded aquatic environments to a more semi natural
condition.

vii. Integrated bird (e.g. swift) and bat boxes will be expected in all buildings bordering public green space
and beneficial habitat.

viii. Protected species: Sarratt Parish hosts a number of species protected by the 1981 Wildlife and
Countryside Act. These include badgers, water voles, bats, great crested newts and breeding birds
(seasonal). It also welcomes deer (bothMuntjac and Roe), foxes and a large variety of birds. According
to Natural England, the area contains level 3 ‘Arable Assemblage farmland birds’, which includes the
turtle dove, snipe, and yellow wagtail. The Herts & Middx Wildlife Trust has also undertaken a number
of lengthy, well-documented and comprehensive surveys of flora and fauna in the Parish. Any
development that would undermine the slow recovery of these valued species would be unfavourably
looked on.
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Section 7: Landscape
Context:Sarratt is a predominantly rural parish with a rich history based on agricultural and rural activities.
The way in which people visually experience the parish landscape, their visual amenity, is critical to
maintaining this heritage for the future enjoyment of parishioners and visitors. Adverse visual effects
occur through the intrusion into established views of features out of keeping in terms of scale and the,
crucially, composition of the view.

However, visual effects may also be beneficial where an attractive focus is created in a previously
unremarkable view or the influence of previously detracting features is reduced. The significance of
effects will vary, depending on the nature and degree of change experienced and the perceived value and
composition of the existing view

The maps in the introductory section show the Parish in the wider landscape, including Areas of
Outstanding Natural Beauty, local wildlife areas and Sites of Special Scientific Interest and Conservation
areas. All of these contribute context for visual amenity over and above the natural beauty of the Chiltern
Hills and valleys.

Sarratt offers residents and visitors easy access to the countryside through the network of footpaths, both
statutory and permitted: these visual amenities form a regular part of village life and the enjoyment of the
local environment.

Policy 7: Landscape
Development proposals will be required to respect and, wherever possible, enhance the special
characteristics, value and visual amenity of the parish landscapes. Examples include views of the
Chess Valley and of the open fields that surround habitations, as shown on the following pages.

View E across Mount Wood towards Latimer
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ViewWSW across the Chess Valley

View from SandfieldWood towards Sarratt
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View ENE across the Chess Valley

Holy Cross Church (12th Century)
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Policy 8: Footpaths and Bridleways
There is a presumption against the loss of a public footpath or bridleway. Where a proposal requires an
existing footpath or bridleway to be re-routed, the applicants will be expected to provide evidence that
shows footpaths/bridleways will be re-provided elsewhere and will be of the same or enhanced quality
(including width) and in an equally suitable location to service its function. Rural, unmade footpaths should
not be replaced by tarmac ones.

Section 8: Footpaths and Bridleways:
Context: With over 27miles of public footpaths and bridleways in the parish, their use for both sustainable
transport for short trips within the village and for recreation for residents and visitors underlines their
importance. This was emphasised during the consultation process, which also identified width as of
particular concern for a wide variety of users, including the elderly and disabled.

Dawes Common
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Dawes Common
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Section 9: Community Facilities
Context: Its facilities fulfil an integral role within a community and their loss could begin or accelerate a
process of decline. Sarratt has a long history of providing and sustaining community facilities, including the
church, built in the twelfth century, through theAlmsHouses, gifted to the community by a local benefactor
in the nineteenth century, to the KGV Playing Fields, established as a charity in the early twentieth century.
The village hall was rebuilt at theMillennium, and the village shop bought by over 80 local residents in 2010
and set up as a Community Interest Company, and subsequently registered as an Asset of Community
Value to protect it and its Post Office for the benefit of the community.

The rural nature of the parish means that a number of other premises provide a valuable community
facility, either in their primary function (e.g. doctors’ surgery and dispensing chemist) or as a secondary
function for both informal and formal village organisations. Examples include: Pints of View, a church-
based outreach discussion group heldmonthly in The Plough pub in Belsize and Book Clubmeetings held
in the Cricketers Pub. A significant factor in this latter case was identified in the Herts CC consultation
response to the consultation: that in Sarratt, there is an absence of community library facilities.

The following Community Facilities have been identified:

Policy 9: Community Facilities
There is a presumption against the loss of any community facility unless it can be demonstrated that:

• its continued use as a community facility is no longer viable or

• it is no longer required by the community; and

• there is no reasonable prospect of securing an alternative community use of the land or premises.

Proposals that ensure the retention, improve the quality, and/or extend the range of community facilities in
a suitable location within the Parish will be supported.

Sarratt Village Hall

Doctors’ surgery in Church Lane, Sarratt

Holy Cross Church

KGV Playing Fields, including Children’s Play Area

Sarratt Alms Houses, Church End, Sarratt.

Sarratt C. of E. Primary School

Sarratt Community Garden, The Green, Sarratt

Sarratt Community Post Office Stores, The Green, Sarratt

Sarratt Village Hall, The Green, Sarratt

The allotments in Church Lane, Sarratt.

The Café on the Green, Sarratt

The Boot public house, Sarratt

The Cart & Horses public house, Commonwood

The Cock public house, Sarratt

The Cricketers public house, Sarratt

The Plough public house, Belsize

The Prime Steak House, Chandler’s Cross
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Section 10: Car Parking:
Context: In the village centre, the Green as well as some sections of the adjacent streets such as Church
Lane, Alexandra Road, and Dawes Lane provide informal on-street parking. Farther away from the village
centre, most roads are too narrow to accommodate on-street parking. Most properties provide on-plot
residential parking in the form of front yard parking.

While there are numerous issues involving parking, major continuing ones arise from:
• Parking around Sarratt School and access to the school for HGVs.
• Improved parking for Village Hall area (currently 33 spaces).
• Improved parking for the Dawes Lane area.

Where communal unallocated off-street parking space is provided, the number of parking spaces can be
proportionately reduced. Where off-street parking is within a garage, this should be of a sufficient size to
accommodatemodern car designs and provide cycle storage.

The challenge is to accommodate the inevitable increase in cars in the village while maintaining its rural
nature.

Policy 10: Car Parking
There will be a presumption against the loss of car parking provision in Sarratt Village unless applicants
can provide evidence as follows:

a. It can be demonstrated to the satisfaction of the Three Rivers District Council in consultation with
Sarratt Parish Council and the Highway Authority that the loss of parking will not have a severe
adverse impact on parking provision and/or road safety in the village; or;

b. Adequate and suitable replacement car parking provision is provided on or adjacent to the site or a
nearby suitable location in the village.

c. All new housing development schemes will need to demonstrate why any roadways where on-street
parking is proposedwould be appropriate. Sufficient unallocated parking provision for visitors should
be provided and to bemarked as such.

For the avoidance of doubt, the standards for residential off-street parking for new residential
development are set by TRDC, but are considered aminimum level of provision. However, provision above
these standards must be justified specifically in relation to the development in question, as over provision
would be detrimental to the rural nature of the village.

George V Way
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Section 11: Local Green Spaces:
Context: Given the rural nature of Sarratt Parish, local green spaces are an intrinsic part of community life.
The footpath network throughout the valley allows access to the Chess valley to the west and the Bottom
Lane valley to the east as well as the fields and woods in between. Beyond that to the east lie
CommonwoodCommon and Bucks Hill, to the North the woods towards Belsize and Penman’s Green and
to the south, Chandlers Cross and the extensiveWhippendell Woods. These all give residents and visitors
the opportunity to experience green spaces and diversity of flora and fauna in natural habitats.

The village sits above the Chess River valley, which is partly within the Chiltern Hills Area of Outstanding
Natural Beauty. Chalk stream are rare environments: of the 260 chalk streams globally, 224 of them run
through the English countryside. The Chess supports several key species listed in the Government's UK
Biodiversity Action Plan:

• Mammals, such as the water vole
• Birds include the green sandpiper, grey heron, grey wagtail, little egret, osprey, mute swan,
stonechat, water rail, and kingfisher

• Flora, such as water crowfoot, purple loosestrife, hemp agrimony, water forget-me not, and
branched bur-reed

• Freshwater fish include brown trout, grayling, and bullhead
• Invertebrates and insects include the mayfly, which provide a rich diversity of life supporting the
fish population

*Commonwood Common

*Dawes Common

King George V Playing Fields

Sarratt Bottom/Chess River Valley

The Green, Sarratt

*Belsize

*Penmans Green

*Rosehall Green

Blunts Wood

DebardineWood

Frogmore Meadows SSSI (Wildlife Trust)

Great Wood

HanginglaneWood

HarrocksWood

High SpringWood

Mead Spring

Oldcroft Wood

Quickmoor pond and orchard, Commonwood

Rosehall Wood

SandfieldWood

Sarratt Bottom SSSI

ScrubbsWood

SheepcoteWood

Sheepyard Spring

TemplepanWood

The GroveWoodlands

Whippendell Wood SSSI (Watford Borough Council)

WillowWood

The Parish has 5 Commons (registered with Herts C.C.). All are protected by statute, under the Commons
Registration Act, 1965. These are designated * below.

Additionally, local green spaces are recognised as an essential requirement for the health and well-being
of residents; their preservation is an important social benefit. This policy seeks to assist themanagement
of development applications that may impact on local green spaces. Local Green Spaces may be
designated where those spaces are demonstrably special to the local community. The following Local
Green Spaces are identified below.

The following additional green spaces and woodlands have been identified, some privately-held:

Local Green Spaces
(see Appendix VI for National Planning Policy Framework assessment)
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Policy 11: Local Green Spaces

Policy 11.1:
Subject to the provisions of the NPPF, the following land as identified on themap and in Appendix VI will
be designated as ‘Local Green Space’ due to its mixture of community, recreational, historic or
environmental value:

• Sarratt Bottom/Chess River Valley
• Commonwood Common
• Dawes Common
• King George V Field
• The Green, Sarratt

Policy 11.2:
Themanagement and development within areas of Local Green Space will be consistent with that for
development within Green Belt and the requirements of NPPF paragraph 103.

Policy 11.3:
Applications for development of existing recreation land and facilities must be accompanied by an
assessment of the current or last use of the facilities and their viability, together with proposals to mitigate
anymaterial loss to the community.

Sarratt Neighbourhood Area

Open Space Allocations (SALDD)

Local Green Spaces (see also Appendix VI)

Other Green Spaces andWoodlands

Long DistanceWalks
Local Footpaths
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Section 12: Renewable Energy &Green Infrastructure

Context:As a rural parish the protection and sustainability of the environment is highly valued. In response
to the rapidly evolving green agenda, the Parish Council appointed a Lead for Sustainability for the first
time in 2021 and as sponsor of the Neighbourhood Plan is keen to show leadership in local policies,
particularly recognizing the opportunities and challenges of a rural parish (e.g. sustainable transport) and
the long-term impacts that planning decisions now will have on the community and planet.

Policy 12: Renewable Energy &Green Infrastructure

Development proposals should seek to achieve the highest standards of sustainability and
decarbonisation. Where there are potential conflicts with other policies such as the Local Plan (Preferred
Policy Option 12 Carbon Dioxide Emissions and On-site Renewable Energy; Preferred Policy Option 13
Adapting to Climate Change and Sustainable Construction; Preferred Policy Option 14 Renewable and
Low Carbon Energy Developments), or with Conservation Area restrictions, then those policies should
take precedence, but practical exemptions should be applied. For example, solar panels should be
installed in developments in Conservation Areas but not on street-facing aspects.

Development proposals that aim to exceed any current energy efficiency and environmental impact
regulations will be looked upon favourably (e.g zero carbon ready).

Proposals should demonstrate how the development would facilitate Powering down (reduce the energy
demand and consumption) and also Powering up (increasing use of renewable and carbon neutral energy
sources).

The use of the following are positively encouraged in any new development or in changes to existing
developments, and their incorporation should be highlighted:

• Sustainable construction methods that reduce the impact of the build process;
• Fabric first approach - maximising the performance of the components and materials that make up
the building fabric itself, before considering the use of mechanical or electrical building services
systems. This includes techniques such as passive solar design, choice of construction materials,
insulation, envelope air leakage, ventilation and standard of construction, as well as aspect and
orientation of layout, such as natural daylight sources or south-facing roof slopes tomaximise the use
of solar panels or available land for ground source heat pumps;

• Renewable and low-carbon or zero carbon technologies such as photovoltaic panels, solar thermal
panels and heat pumps;

• Locally producedmaterials (such as flints) and recycledmaterials (such as old bricks) that bothmeet
design guidelines and have a lower carbon footprint owing to fewer transport miles;

• Steps to encourage the use of sustainable modes of transport – including walking, cycling and public
transport - such as an undercover bike park for every house;

• Electric Vehicle charging points should, where practical, be installed for all new residential
developments. Their eventual configuration and charging capacity should be appropriate to the
development, from single charging points for individual houses to communal points for flats or shared
parking areas;

• Ensuring that the development will facilitate the use of, and recycling of, all resources including water,
such as the provision of rainwater collection tanks and grey water recycling;

• Impact of the development on the local environment, such as management of surface water and
support for biodiversity.
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Appendix I
Frequently-AskedQuestions

All Neighbourhood Plan documentation is available from the website: sarrattneighbourhoodplan.org

The Basics
Q1. What rules did you have to abide by when setting the NP policies?

A1. The policies must adhere to three basic principles. Theymust be:

1. About planning;

2. Consistent with national and local policies (NB can bemore stringent but not contradictory);

3. Backed up by evidence (i.e. we have to have a strong local rationale) Additionally, ideally they should be
positive statements about what we would encourage and welcome, not just a list of things that can’t or
shouldn’t be done. And of course, they need to be future-proofed so that they will work equally well in fifteen
year’s time, not just today.

Policies

Q1. Housingmix –Why is it important to stipulate what sort of housing is acceptable?

A1. The independent Housing Needs Assessment commissioned by the NPWorking Group identified that
social rented homes for those on the lowest incomes are the greatest priority in Sarratt. This backed up the
findings from the 2018 Parish Plan survey that indicated housing stock was in short supply and too
expensive for family members to be able to stay in Sarratt. A supply of accessible homes for the elderly to
be able to downsize and remain in Sarratt was also an important conclusion, which additionally has the
benefit of freeing up larger properties and hence a desirable trickle-down effect.

Q2.Why have you stipulated that developments must have a certain proportion of affordable housing?

A2. Given that affordable housing is the highest priority it is appropriate that any commercial development
delivers some affordable housing tomeet local needs. However, it is recognised that somemarket price
housing (usually larger properties) may be needed in order for a development to be commercially viable.
The policy reflects that balance, ensuring on the one hand that a small number of affordable units in a
development is not used as a smokescreen for what is essentially a market development, yet on the other
providing the flexibility to allow developments to be commercially viable so that we do get the benefits of
more affordable housing tomeet local needs.

Q3.When you talk about Affordable Housing, what’s the difference between social rent and affordable home
ownership?

A3. They are both types of Affordable Housing. Affordable home ownership is usually where you buy a share
in a property (say 25%) and the rest is owned by typically a housing association that you pay rent on too,
whereas social rent is where you just pay a (market discounted) rent. Usually social rent is themost
affordable type of Affordable Housing. The percentages stated in the policy are derived directly from the
independent Housing Needs Assessment that addresses local needs.

Q4.What is a Locality Protection Provision?

A4. A Locality Protection Provision is a covenant that guarantees that local people (e.g. family members of
people that live and/or work in the parish) get first call on Affordable Housing that is built in the area. This
ensures that local needs aremet before units are opened up for occupation from people outside the parish.
Usually, locality protections are only mandated for developments on Rural Exception Sites but this policy
ensures it is in place for all Affordable Housing in the NP area.
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Q5.Why does the policy state that 50% of new builds should be 3-bedroom houses? Surely, we needmore 1
or 2-bedroom properties?

A5. The reality is we needmore of all of the above but the allocationmix came directly from the independent
Housing Needs Assessment that identifies local needs. It found that actually there is an acute shortage of
three bed properties in Sarratt (driving up rental costs), that has been caused over the last few decades by
owners typically converting 2 or 3 bed bungalows into 4 or 5-bed houses. Replenishing that stock as well as
building new 1 and 2-bed units will ensure we get a better balance in our housing stock to address local
needs (including dampening spikes in rents for certain property types).

Q6.Why have you singled out accessible and self-build homes for special treatment?

A6. The need for accessible homes to enable residents to downsize was identified in both the 2018 Parish
Plan and the independent Housing Needs Assessment and therefore it was important to provide incentives
in that regard, provided they are 3-bed or less to address the shortfall of smaller housing stock. (Note that
the restrictive covenants on future developments prevent that being a back-door for larger market
properties.) Self-build is one of themost cost-effective routes to home ownership and we wanted tomake
this as easy as possible for individuals to do that, subject of course to our other policies around where to
build etc.

Q7. This all seems very biased to affordable and smaller housing. Are you saying that nomore large houses
(4+ beds) are going to be allowed to be built in Sarratt?

A7. The 2018 Parish Plan survey resoundingly found that parishioners did not want more large houses built.
This was reinforced by the independent Housing Needs Assessment. Larger style market rate properties
may of course be built as part of themix tomake a development commercially viable, but they are not
encouraged.

Q8.Why are you restricting developments to infill or brownfield (previously developed) sites?

A8. This was a preference that came strongly out of the 2018 Parish Plan survey. In particular, one aspect
that residents wanted to protect is the feel of the core village and to prevent village extensions. There are
potentially sufficient such sites tomeet reasonable housing demands for the period of the NP.

Q9. The design code appendix is extensive – there appear to be a lot of ‘rules’. Do you really expect
developers to adhere to all of them? Also, some seem to apply to new developments and not to ‘old’ areas
such as Sarratt village.

A9. There are quite a lot of ‘rules’ and guidelines but most of these have been in informal practice for years
(eg use of appropriate materials such as brick and flint walls). This is the first time we have attempted to
bring them all together into one concise document that is specific to Sarratt. They are not just for
developers though. Everyone doing development work on their property will need to take these on board.
There are guidelines for new settlements included too, just in case that becomes relevant at some point in
the NP period, so that we are prepared and have legally binding guidelines in place should they be needed.

Q10. Whymention the 1994 Sarratt Conservation Area Appraisal of 1994? Isn’t that out-of-date and
irrelevant? If not, aren’t you just duplicating by referring to it?

A10. No, it’s not. It is an important document that until it is formally superseded still represents the official
guide for the protection of the conservation area. By referencing it in the NP, we havemade sure that all the
relevant local documents you need to consider for any development are available in one place.
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General

Q1. Why are all your policies about planning?Why can’t we have some policies about roads for example – pot
holes are amuch bigger issue for us here in Sarratt?

A1. The NP is ultimately a planning document. It provides local policies that must be considered when the
Local Planning Authority (TRDC) considers any development applications.

Q2. The NP assumes that we will have significant development in Sarratt. We don’t want any development.
So, why should we support it?

A2. The NP doesn’t assume any level of development. However, historically there has always been some
development over the decades and given the NP will be in force for at least the next fifteen years, it is not
unreasonable to envisage some development in that period. However, whether or not you agree with
development, the NP provides a framework that must be considered by the Local Planning Authority
(TRDC) that defines the sort of development that would be acceptable. It is, if you like, an insurance policy –
if we have to have some development, then this is what we as a community would like.

Q3.Why doesn’t the NP recommend (or dismiss) specific sites for development?

A3. The NP is due to be in place for at least fifteen years (2021-2036). Who knows what sites may be put
forward for development in that time. Therefore, it is important we develop policies that can be applied at
any point in that time to determine what developments are acceptable or not. We need to future proof the
Plan and not be unduly distracted by today’s potential sites. (Additionally, as soon as you consider any
specific site, personal agendas come to the fore, making it very difficult to achieve consensus. We have
deliberately avoided doing so in order to agree some broader principles and get the NP approved.)

Q4. Having a NPmeans that the Parish Council gets a higher share of Community Infrastructure Level (CIL)
– 25% versus 15%. Isn’t this just a ruse to allow additional development to swell the Parish Council’s coffers?

A4. It is true that having a NPmeans that our community will get money of the CILmoney than if we don’t
have a NP. That in itself is a good reason to have a NP but is not the reason that the Parish Council set up and
sponsored the independent NPWorking Group (which was to do what we could to provide some levers to
protect the parish). There are strict rules about what any CILmoneymust be spent on (e.g. community
projects). The Parish Council does not anticipate significant developments that wouldmake any such gains
material, but if we are forced to accept large scale developments, then it does want asmuch benefit to come
directly to the local community as possible and not retained by the district.

Q5. The NP is actually quite short. Given howmuch time (andmoney) has been spent on it, I expectedmore!
Where can I find the detailed work that went into drafting the policies?

A5. We deliberately set out to generate a readable summary document, with short chapters outlining why
Sarratt is special, our objectives for the NP, the process we went through, and then clear easily referenced
policies. We commissioned three extensive independent reports (Housing Needs Assessment, Design
Codes, and a Site Options Assessment), the first two of which are included in the appendix of the full
document). The size of the complete document is c.200 pages, which is directly comparable to that of other
NPs.
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Appendix II
Village Asset Photos
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Appendix III
Sarratt Design Codes



SARRATT
Design Code

FINAL REPORT
January 2020



Quality information
Project role Name Position Action summary Signature Date
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1.1.Introduction
Throughthe Ministry of Housing,Communities and Local
Government (MHCLG) NeighbourhoodPlanning Programme led
by Locality,AECOM has been commissioned to providedesign
support to Sarratt Parish Council. The support is intended to
provide design codes to the groupʼsworkinproducing the
Sarratt NeighbourhoodPlan (SNP).

1.2. Objective
The mainobjective of this report was agreed withSarratt
Parish Council at the outset of the project.This report aims
to provide design guidance that willinfluence the formof new
development that willcome forward inthe NeighbourhoodPlan
area. The design codes willapply notonly to infilland village
extension sites, butalso topotential large new settlements
outside the settlement boundaries.A particular emphasis will
be puton retainingthe scenic character of the area,which is
subject to increased developmentpressures.

1. Introduction

1.3.Process
Followingan inception meetingand a site visitwithSarratt
Parish Councilmembers,AECOM carried outa highlevel
assessment of the village.The followingsteps were agreed with
the groupto produce this report:

− Initial site visit;

− Urban design analysis;

− Desktop research;

− Preparation of a draft report, subsequently revised in
response to feedback providedby Sarratt Parish Council;
and

− Submission of a finalreport.

This section provides context and general informationto
introduce the project and its location.

SARRATT

THREERIVERS
DISTRICT
COUNCIL

Abbots
Langley

Chorleywood

Watford RuralBatchworth

Croxley
Green
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Figure 1: Sarratt Parish area, withparishboundary showninred (source: Google Earth).
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1.4.Area of Study
Location
Sarratt is a villageand civil parish inThree Rivers District,
Hertfordshire. It is located approximately6.5kmnorth of
Rickmansworth near the Buckinghamshire county boundary,
10.5kmnorth-west of Watford, and 31kmnorth-west of
London.The M25crosses the southern halfof the parish and
formsa naturalboundary between Sarratt and the London
metropolitanarea.

The parish includes the villageof Sarratt as well as smaller
settlements such as Bucks Hill,Commonwood,Belsize,
Chandlers Cross and Micklefield.The parishremains largely
ruralincharacter despite its location between the London
metropolitanarea and(sub)urbansettlements such as
Watford, Hemel Hempstead, Amersham, and Chesham. The
parish is surrounded by fields and bordered to the south by
the River Chess and the Chess Valley,designated as an ʻArea
of Outstanding NaturalBeautyʼ (AONB).The entire parish is
located withinthe London MetropolitanGreen Belt.

The mainsettlement is located inthe Sarratt Plateau area of the
HertfordshireLandscape Character Area.The villagecentre
evolved fromancient ribbondevelopment alongside avillage
green, withgradual infillingonboth sides of Sarratt Green since
the medieval period.The Church of the HolyCross, which is
used as the parish church, is situated inthe distinct settlement
of Church End located over 1 kmaway fromthe main
settlement. The villagecore occupies an elevated position
on a plateau inthe middleof the parish that dominates the
surroundingcountryside. This position enables long outward
views butalso exposes the settlement toviews fromacross the
valley and fromthe AONB, which constrains the location, size,
and design of any new settlements inthe parish.

The closest railwaystations areChorleywood andKings
Langley, both located withina 15minutes drive fromthe village.
Watford J unction station, located withina 20 minutes drive to
the south-east,provides direct linksto London, St Albans, and
Hatfield.

Sarratt has a community-ownedvillageshop,a post office,
and sixpublic houses in addition to over 35 local clubs and
societies and over 80 smallbusinesses. Within the parish
there are two schools -Sarratt VillageSchool and YorkHouse
Preparatory School. The KingGeorge V sports andrecreation
fieldis also located withinthe village.

At the 2011census the resident populationwas 1,849inthe
parish and 918in the built-uparea.

Designations
The parishincludes part of the ChilternsArea ofOutstanding
NaturalBeauty (AONB).There are two conservation areas within
the parish,both of which were established in 1969;The Green
Conservation Area and Church End Conservation Area.The
formerencompasses The Green andsurroundingproperties in
the villagecore, whereas the latter forms a cluster aroundthe
Church of Holy Cross to the south-westof the mainsettlement.

There is a total of93 listed buildingswithinthe parish,most
of which are Grade II.The parishalso contains many unlisted
buildingsof architectural interest,and the Green isprotected as
an Area of Archaeological Significance.

Some of the most prominent listed buildingsand landmarks
include:

− The Church ofthe Holy Cross (Grade II*)

− The Grove (Grade II*)

− Sarratt Hall (Grade II)

− The Boot and Cock Inn,public houses (Grade II)

− The pumpon the green (Grade II)

Inaddition,the parishcontains fourSites of Special Scientific
Interest (SSSI): Sarratt Bottom,FrogmoreMeadows,
Whippendell Wood, and Westwood Quarry.Chorleywood
Common is a Local NatureReserve (LNR) located directly
outside of the parishboundaries to the south-west.The parish
shares one Registered Park and Garden,Cassiobury Park, with
the neighbouringdistrict ofWatford.
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Figure2: TheOldSchool House, part of the Green at Sarratt conservation area. Figure 3: Long distance view across the river Chess towardsChurch End.

Figure4: Sarratt CommunityPost OfficeStores. Figure 5: Terraced housesalongDawesLane.
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2.1.Introduction
The arrayof listed buildingsreflects the architectural diversity
and historic qualityof Sarratt, whose villagecentre has been
protected bya conservation area since 1969.There are 93
listed buildingswithinthe parishboundaries of Sarratt, most
of which are Grade II listed,as wellas a numberof noteworthy
(unlisted)buildingssuch as the Cricketers pub on the Green
and the formerProvidence Mission Hallon Dawes Lane.
Cassiobury Park, a Registered Park and Garden,straddles
the boundaries of Sarratt and Watford. Inaddition,the parish
includes part of the ChilternsArea ofOutstanding Natural
Beauty (AONB).

2. Local Character Analysis

This section outlines the broadphysical, historical,and
contextualcharacteristics of Sarratt. It analyses the
pattern and layout of buildings,hierarchy of movements,
buildingheights and roofline,and parking.Images in
this section have been used toportray the builtformof
Sarratt.

Figure 6:Red brickandknapped flintbuildingwithred brickdecoration to
accentuate details.

Figure 8: Church of the HolyCross (late 12thcentury) - knapped flint infill,
ashlar and red brick quoins, and clay plaintile roof.

Figure 7: Yellowstock brick andslate roofbuildingwithrecent porch
addition.

Figure 9: Buildingwithred brick windowtrims andquoins andflint infilling.
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Figure 10:Two-storeyred brick cottage (19thcentury) and single-storey
building(17thcentury), The Cricketers.

Figure 11:Red brick buildingwithclay plaintile roof.

Figure 12:Panoramic viewfromthe Green. Figure 13:Grade II listed K6telephone kiosklocated on the Green.
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2.2. Local Character Analysis
2.2.1.Streets andPublic Realm
Sarratt Green forms the lineararmatureof the villageand is
the convergence pointof most roads inthe parish.Most roads
have anorganic and meandering layout.Insome places they
lack pavements and have retainedthe widthof historic country
lanes. These characteristics contribute to the informaland rural
character of the village.A minorityof roads builtinthe 20th and
21stcenturies, such as Wards Driveand the Briars, were laid
out as cul-de-sacs.Ina few locations near the villagecentre,
some sections are narrowand framed directly bybuildingswith
littleor no setbacks. Outside the historic centre and inoutlying
settlements, they are borderedwith landscaping, mature
trees, or lowwalls,and some include plantedverges. Although
the street network inSarratt is limitedby its topography
and ruralnature,it is complemented by a dense network of
interconnected footpaths thatprovide pedestrians witha wider
choice of routes than the roadnetworksuggests.

The M25constitutes an importantseverance inthe parishbut
its location 1kmaway fromthe mainsettlement limitsits visual
and sensory impact.

2.2.2. Pattern andLayout of Buildings
The Green formsa longopen corridoras the nucleus of the
historic villageand has stronglyshaped the lineardevelopment
of the village.Most properties that front the Green are
detached and semi-detachedhouses site on large plots.The
gently undulatingtopography and the wedge shape of the
Green gives the settlement an informalruralcharacter, with
buildingswithvarious heights and setbacks clustered around
the Green.The interactionbetween this singularpattern and
the moderate buildingdensity helps the villagecentre achieve

a successful balance between enclosure andopenness.
Successive additions to the built-upareaconsist mainly in
lineardevelopments along roads that branch away fromthe
Green. This pattern is particularly visible along Church Lane,
Dawes Lane, and DeadmanʼsAsh Lane. Properties along these
roads are a mixof detached, semi-detached, and terraced
houses. There is a largevariety of plotsizes and recesses,
however most houses are set back fromthe highwayby a front
garden.

Branching away fromside roads are modest areas of20th and
21stcentury infilling.Cul-de-sacdevelopments along Caroon
Drive,the Briars, and Wards Driveare typically detached
houses sited on large plots.AlexandraRoad and Downer Drive
have amix of detached and terraced houses as wellas flats.

Despite gradual infilling,thevillage mostly retains a one-house
deep linearpattern. As a result, the villageedges retain a high
degree of openness to the countryside andgreen spaces.

Outlyingareas inthe parishare characterised by lower-density
settlements and dispersed farmsteads. Bucks Hill,forexample,
has anelongated linearshape withmost houses builtalong
the mainroad and facing open fields. Belsize, incontrast, is
clustered arounda village green andis more compact in layout.

2.2.3. BuildingHeight andRoofline
Buildingheights vary between one andtwo storeys. Typically,
the rooflineis pitched andpunctuated by gables, dormers,
and chimneys. There isa highdiversity of roof and gable
orientation,height,and materials, the most common being
clay plaintiles andslate. Due to the lowbuildingheight and the
abundance ofmaturetrees, the canopy conceals most of the
settlement from inwardlong-distance views.

2.2.4. Car Parking
Car parkingsolutions vary depending on the location. In the
villagecentre, the Green as wellas some sections of the
adjacent streets such Church Lane, AlexandraRoad,and
Dawes Lane provide informalon-street parking.Farther
away fromthe villagecentre, most roads are too narrowto
accommodate on-streetparking.

Most properties provide on-plotresidential parkinginthe form
of frontyard parking.Most are screened by a combination
of soft landscaping, hedges, and low-levelmasonry walls.A
minorityof locations, most notably along Downer Drive,have
frontor back courtyard parking.Ina minorityof properties, the
lack of frontyard screening dilutes the overall ruralquality of
the village by replacing it witha car-and driveway-dominated
character.

2.2.5. OpenSpace &Landscape
The parish is set inan undulatinglandscape withinthe
London MetropolitanGreen Belt andthe ChilternAONB,
designations that have helpedpreserve large swaths of land
fromdevelopment. As a result,the parishremains secluded
fromthe London metropolitanarea as wellas larger (sub)urban
settlements. Due to the linearsettlement pattern of the village,
many properties either face or back ongreen areas. The village
owes muchof its open character to its spatial organisation
aroundthe Green,which is further enhanced by the Greenʼs
elongated shape andincorporationof maturetrees and ponds.
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2.3. Architectural Details
The followingsection showcases some local buildingdetails
which should be considered as positive examples to informthe
design guidelines that follow.

Consistency of arched windowanddoor shapes across the
mainelevation.

Quoins andwindowtrims inyellow stock brick withknapped flint infilling.Detailed
brickwork highlightingeaves andhouse entrance. Boundary wallwithmatchingmaterials.

Façade climbing plants andsoft landscaping ina shallow
front yard.

Large front yardwithanattractive mixof boundary treatments (paintedtimbergate, low
masonrywall, andsoft landscaping)thatmitigates the presence of automobiles.
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Former Providence Mission Hallwith
bicolour brickworkaroundopenings.

Gable withblack weatherboarding.

TheBoot, a white-paintedbrickperiod cottage (source: Sarratt Parish Council).

Sarratt House (left) and theWhite Cottage (right), two listed houseswithprominent
verandahs (frontgarden cast-ironrailingsof Sarratt House also listed).

Bay windowina Victorian terraced house.Yellowstock brick housewitha symmetrical elevation emphasised byaneven distribution
of sashwindowsandconsistent treatment of windowdetails.

Green End Farmhouse -redbrick façade withupper floor horizontal slidingsash
windowsandgroundfloormulti-panecasement windowswithcambered heads.
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3. DesignGuidelines

3.1.General questions to ask and
issues to consider whenpresented
witha development proposal
Based on established good practice, thissection providesa
numberof questions againstwhich the design proposalshould
be evaluated.The aimis to assess allproposals byobjectively
answering the questions below.Not allthe questions willapply to
every development. The relevantones, however,should provide
an assessment as to whether the designproposalhas takeninto
account the contextand providedan adequate design solution.
As a firststep there area numberof ideas or principles that
shouldbe present inthe proposals.The proposals or design
should:

1. Integrate withexistingpaths, streets, circulation networks
and patterns of activity;

2. Reinforce or enhance the established villagecharacter
of streets,greens andotherspaces;

3. Respect the ruralcharacter of views andgaps;

4. Harmonise andenhance existingsettlement in terms of
physical form,architecture and landuse;

5. Relate wellto local topographyand landscape features,
includingprominentridge lines and longdistance views.

6. Reflect, respect and reinforcelocal architectureand
historicdistinctiveness;

7. Retain and incorporate important existingfeatures into
the development;

8. Respect surroundingbuildingsinterms of scale, height,
formand massing;

9. Adopt contextually appropriate materials anddetails;

10. Provide adequate open space forthe developmentin
terms of both quantityand quality;

11. Incorporatenecessary services anddrainage
infrastructurewithoutcausing unacceptable harmto
retained features;

12. Ensure all components e.g.buildings,landscapes,
access routes,parkingand open space are wellrelatedto
each other;

13. Make sufficient provisionforsustainable waste
management (includingfacilities forkerbside collection,
waste separation and minimisationwhere appropriate)
withoutadverse impact on the street scene, the local
landscape or the amenities of neighbours;and

14. Positively integrateenergy efficient technologies.

Topromote these principles, there are numberof questions
related to the design guidelinesoutlinedlater inthe document.

Street Grid andLayout
− Does it favouraccessibility and connectivity over cul-de-

sac models? If not,why?

− Do any new points of access and street layouthave regard
forallusers of the development; inparticular pedestrians,
cyclists and those withdisabilities?

− What are the essential characteristics of the existingstreet
pattern;are these reflected inthe proposal?

− How willthe new design or extension integrate with the
existingstreet arrangement?

− Are the newpoints of access appropriate interms of
patterns ofmovement?

− Do the pointsof access conformto the statutory technical
requirements?

This section outlines key design elements and principles
to consider when assessing applications forvillage
extensions and largernew settlements.
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Local GreenSpaces, ViewsandCharacter
− What are the particular characteristics of this area which

have been taken intoaccount inthe design; i.e.what are the
landscape qualities of the area?

− Does the proposal maintainor enhance any identifiedviews
or views ingeneral?

− Has the proposal been considered in its widerphysical
context?

− Has the impact on the landscape quality of the area been
taken intoaccount?

− In rural locations, has the impact of the development on the
tranquillityof the area been fullyconsidered?

− How does the proposal affect trees on or adjacent to the
site?

− How does the proposal affect the character of a rural
location?

− How does the proposal impact onexistingviews which are
importantto the area and howare these views incorporated
inthe design?

− Can any new views be created?

− Is there adequate amenity space for the development?

− Does the new development respect and enhance existing
amenityspace?

− Have opportunities forenhancing existingamenity spaces
been explored?

− Will any communalamenity space be created? If so,how
this willbe used by the new owners and howwillit be
managed?

GatewayandAccess Features
− What is the arrival point,how is itdesigned?

− Does the proposal maintainor enhance the existinggaps
between villages?

− Does the proposalaffect or change the setting of a listed
buildingor listed landscape?

− Is the landscaping to be hardor soft?

BuildingsLayout andGrouping
− What are the typical groupings ofbuildings?

− How have the existinggroupings been reflected inthe
proposal?

− Are proposed groups of buildingsoffering variety and
textureto the townscape?

− What effect wouldthe proposal have on the streetscape?

− Does the proposaloverlook any adjacent properties or
gardens? How is this mitigated?

BuildingLine andBoundary Treatment
− What are the characteristics of the buildingline?

− How has the buildinglinebeen respected inthe
proposals?

− Have the appropriateness of the boundary treatments
been considered inthe context of the site?
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BuildingHeights andRoofline
− What are the characteristics of the roofline?

− Have the proposals paid careful attention to height, form,
massing and scale?

− If a higher than average building(s)is proposed, what would
be the reason formakingthe development higher?

BuildingMaterials andSurface Treatment
− What is the distinctive material inthe area, ifany?

− Does the proposed materialharmonise withthe local
materials?

− Does the proposal use highquality materials?

− Have the details of the windows,doors, eaves and roofs
been addressed in the context of the overall design?

− Does the new proposed materialsrespect or enhance the
existingarea or adversely change itscharacter?

Car ParkingSolutions
− What parkingsolutions have been considered?

− Are the car spaces located and arranged ina way that is not
dominantor detrimental to the sense of place?

− Has plantingbeen considered tosoften the presence of
cars?

− Does the proposed car parkingcompromise the amenity of
adjoiningproperties?

Architectural Details
− If the proposal iswithina conservation area, how are the

characteristics reflected inthe design?

− Does the proposal harmonise withthe adjacent properties?
This means that it follows the height,massing andgeneral
proportions of adjacent buildingsand how it takes cues
frommaterialsand other physical characteristics.

− Does the proposal maintainor enhance the existing
landscape features?

− Has the local architectural character and precedent been
demonstrated inthe proposals?

− If the proposal is a contemporary design, are the details and
materials of a sufficiently highenough qualityand does it
relate specifically to the architecturalcharacteristics and
scale of the site?

HouseholdExtensions
− Does the proposed design respect the character of the

area and the immediateneighbourhood,and does it have
an adverse impact onneighbouringproperties in relation to
privacy,overbearing orovershadowing impact?

− Is the roofformof the extension appropriate to the original
dwelling(considering angle ofpitch)?

− Do the proposed materialseither match or complement
those of the existingdwelling?

− Incase of side extension,does it retain important gaps
withinthe street scene and avoid a ʻterracingeffectʼ?

− Are there any proposed dormer roof extensions set within
the roofslope?

− Does the proposed extension respond to the existing
pattern of windowand door openings?

− Is the side extension set back fromthe frontof the house?
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3.2. DesignGuidelines
The aimof this section is toensure that futuredevelopments
consider local character and throughdesign proposals they can
furtherenhance local distinctiveness by creatinggood quality
developments, thrivingcommunities and prosperous places
to live.It is set out ina way that is straightforwardto interpret.
It is accompanied by descriptive text,general guidelinesand
principles,images fromSarratt or other relevantcase studies,
illustrations,and diagrams.The design elements that thissection
covers are organisedaccording to the followingthemes:
− Built forms;

− Street design, includingdimensions as wellas pedestrian
andcycle connectivity;

− Parking solutions;

− Local green spaces and views;

− Traditionalmaterials and architectural details;

− Sustainability; and

− Building extensions.

Sustainability andEco Design
− What effect willservices have on the scheme as a whole?

− Can the effect of services be integratedat the planning
design stage, or mitigated ifharmful?

− Has adequate provision been made forbinstorage, waste
separation andrelevant recycling facilities?

− Has the location of the binstorage facilities been
considered relative to the travel distance fromthe
collection vehicle?

− Has the impact of the design and location of the binstorage
facilities been considered inthe context of the whole
development?

− Could additionalmeasures, such as landscaping be
used to help integrate the binstorage facilities intothe
development?

− Has any provision been made forthe need toenlarge the
binstorage in the futurewithoutadversely affecting the
development inother ways?

− Have allaspects of security been fullyconsidered and
integrated intothe design of the buildingand open spaces?
For standalone elements (e.g.externalbinareas, cycle
storage, etc.) materials and treatment shouldbe ofequal
quality,durabilityand appearance as for the mainbuilding.

− Use of energy saving/efficienttechnologies should be
encouraged. If such technologies are used (e.g.solar,
panels, green roofs,water harvesting, waste collection,
etc.),these should be integrallydesigned to complement
the buildingand not as bolt-onsafter construction. Ideally
a fabric-firstapproach wouldbe adopted to ensure energy
efficiency in additionto add-ontechnologies.
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Figure 15:Terraced cottages withshort front garden. Figure 16:Terraced cottages on the Green withlittle buildingsetback.

Figure 18:Semi-terraced houses alongAlexandra Roadwithlarge front
yards anddriveways.

Figure 17:Houses alongthe Green showinga variety of buildingrecesses
and front yard depths.

3.2.1.Built Form

Pattern andLayout of Buildings
− The existingruralcharacter must be appreciated when

contemplating new development, whatever its sizeor
purpose.

− Where an intrinsicpart of local character, properties should
be clustered insmallpockets showinga variety oftypes.
The use of a repeating type of dwellingalong the entirety of
the street shouldbe avoided (tocreate variety andinterest
inthe streetscape).

− Boundaries such as walls or hedgerows, whichever is
appropriateto the street, shouldenclose and defineeach
street along the back edge ofthe pavement, adheringto a
consistent buildingline foreach development group.

− Properties should aimto provide rearand frontgardens
or at least a smallbufferto the publicsphere where the
provisionof a garden is not possible.

− The layout of new development should optimise the
benefits of daylightingand passive solar gainsas thiscan
significantlyreduce energy consumption.
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Figure 19: Illustrative planfor a smalldevelopment highlightingmanyof the elements of the Sarratt code where they relate to the pattern andlayout of buildings.

Use of trees and
landscaping to shape views
andenclose space

Open space benefiting from
informalsurveillance by
overlooking properties

Buildings to be oriented to
“turn the corner,” and blank
walls to be avoided

Developments to provide sufficient
front and back gardens. Front gardens
to be 3mdeep minimum,ideally 6m

Network ofpublic rights of way to
be retained and enhanced innew
development proposals

Change inpaving materials denoting
traffic-calmed junctionand residential
speed designed for low speed and traffic

Developments of 3+homes
to front streets in small
clusters

Visually intrusive developments to
be prevented throughscreening
and appropriate scale

Informalstreet layout to provide
visual interest, evolving views, and
traffic calming

Informal arrangement of buildings

A variety ofhousingtypes – the use
of a repeating type of dwellingalong
an entire stretch mustbe avoided

Houses actingas gateway elements
to signal site entrance

Parking provision integrated intobuildingplot,with
soft landscaping andpermeable paving to minimise
car-dominatedcharacter and impervious surfaces
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GatewayandAccess Features
− For any futuredevelopment, the design proposals should

consider placing gateway and builtelements highlighting
the access or arrivalto the new developed site.

− Gateway and landmarkbuildingsshould reflect local
character. Thismeans largerhouses in local materialswith
emphasis on the design of chimneys and fenestration,as
wellas well laidand cared for landscape.

− Besides buildingelements acting as gateways, highquality
landscaping features,gates or monuments could be
considered appropriate to fulfillthe same role.

Figure 20:Agateway for a shared frontyard framedbymasonry pillars and landscaping.

Figure 21:Entrance to Clutterbucks. Thesense of arrival is highlightedby the change inpavingmaterials and the careful landscaping that frames the
road.
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BuildingLine andBoundary Treatment
− Buildings shouldbe aligned along the street with their

mainfaçade and entrance facing it,where this is inkeeping
with local character. The buildinglineshould have subtle
variations inthe formof recesses and protrusions butwill
generally form a unifiedwhole.

− Buildings should be designed toensure that streets and/
or publicspaces have good levels ofnaturalsurveillance
frombuildings.This can be ensured by placing groundfloor
habitable rooms and upper floorwindows overlooking the
street.

− Boundary treatments shouldreinforce the sense of
continuity of the property lineand help define the street,
appropriate to the ruralcharacter of the area,without
impairingnatural surveillance.

− Well vegetated frontgardens with lowwalls or hedges are
crucial inmaintainingthe ruralcharacter. The depth of front
gardens innew constructions should be 3mminimum,
ideally 6m.

− Ifplaced on the property boundary,waste storage should
be integratedas part of the overalldesign of the property.
Landscaping could also be used to minimisethe visual
impact of bins and recycling containers.

− Entrance gates should preserve an adequate levelof
visibilityand opportunities for interactions between the
private and public spheres. Tallgates must be avoided.

Figure 22:Well-keptshrubs acting as a boundary
between publicandprivate spaces.

Figure 23: Lowshrubsconcealing lowmetal fence.

Figure 24: Boundary treatment combininga low
masonrywallwithlandscaped hedges.

Figure 25:Houses abuttingthe boundary line (left) and recessed behinda front yard (right).

Figure 26:Recommended front garden depth-andboundary height.

≥3.00m
6.00mpreferred

≤1.20m
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Figure 27:Agroupof buildingsexhibitinga variety of roof heights types. Thepurple linehighlightsroofline variations.

Figure 28:Street-facing buildingsexhibitinganeven rooflinepunctuated by brick chimneys. Thepurple linehighlightsroofline variations.

BuildingHeights/Roofline
Creating a good variety inthe rooflinecan be a significant
element ofdesigningattractive places. The followingelements
can be used as guidelineinachieving agood variety of roofs:

− The scale of the roofshould always be inproportion with the
dimensions of the buildingitself;

− Monotonous buildingelevations should be avoided,
therefore subtle changes inrooflineshould be ensured
duringthe design process. Roofs that combine too many
differentshapes and pitches musthowever be avoided;

− Dormers can be used as design element toadd variety and
interest toroofs.However,care needs to be takenwiththeir
design elements, proportions,and how they are positioned
on the roof;and

− Tominimise the visual impact of guttering and down pipes
these should be integratedwiththe design of the roofand
façade.
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Figure29: Street grid inSarratt.

Figure 30:Low-trafficmeandering carriageway along the Green,
fronted bybuildingsonone side andgreen space onthe other.

Figure 31:Horses andriders crossing a junctionalong the Green.

The Green

Village core

Streets

Cul-de-sac

The Green
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Lane Sarratt

Road

Deadmanʼs
Ash Lane

Dimmocks
Lane

3.2.2. Roads
− Streets must meet the technical highways requirements

as wellas be considered a ʻplaceʼto be used by all,
not justmotorvehicles. It is essential for the design of
new development to include streets and junctionsthat
incorporate the needs of pedestrians, cyclists, and if
applicable, public transport users. It is also important that
on-street parking,where introduced,does not impede the
access of pedestrians andothervehicles.

− Within existingand new settlement boundaries, streets
must not be builtto maximisevehicle speed or capacity.
Streets and junctions must be builtor retrofitted to ensure
the safety and accessibility of vulnerablegroupssuch as
children and wheelchair users. They may introduce a range
of trafficcalmingmeasures such as raised junctiontables
and kerbextensions/build-outs.

− New streets must tend tobe linear.Gentle meandering
may be introduced to provide interest and evolving views
while helping withorientation. Routes must be laidout ina
permeable pattern allowingformultipleconnections and
choice of routes,particularly on foot.Any cul-de-sacs must
be relatively short and provide onwardpedestrian links.

− Streets must incorporate opportunities for tree planting,
landscaping, green infrastructure,and sustainable drainage
to mitigatethe effects of climate change.

− The nextpages introduce suggested guidelines and design
features includinga range of indicative dimensions for
street types innew residentialareas.
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Primary Roads
− Primary roads are the widest neighbourhood roads and

constitute the mainaccesses intonew settlements,
connecting the neighbourhoodswitheach other.They
are also the mainroutes used forutilityand emergency
vehicles, as wellas buses, ifany.

− The design and character of primary roads must fulfiltheir
place-makingrole at the heart of the new community while
serving as throughroutes forvehicles.

− Primary roads must be defined by strong buildinglines with
generous set-backs.Blank frontages must be avoided.The
quality of the public realmmust be ofa highstandard and
consistent throughout the whole primary road, for example
throughthe plantingof trees and/orgreen verges along the
road.

− Because primaryroads are designed forcomparatively
higherspeed and traffic volumes, they are more appropriate
locations forcycle ways thatare segregated fromtraffic,for
instance inthe formof green ways sharedbetween cyclists
and pedestrians.

− Direct access to individualresidential car parkingmust be
avoided to minimisedisruptions to the relatively highlevels
of trafficon primaryroads.Access to parkingservicing
buildingsthat frontprimary roads can instead be provided
via parallel lanes, side streets, or fromthe rear.

Figure 32: Section showingindicative dimensionsfor primary roads. Insomeplaces trees maybe omitted from one or
both sides althoughthey helpwithplacemaking, contribute to local biodiversity, and create a positivemicro-climate

12
2

3 45

5

3.00m 4.00m 4.00m 2.00m

Shared
Footway and
cycleway

Treeverge with
Parking bay

Treeverge with
Parking bay

Footway

6.50m

19.50m

Carriageway
Private front

garden
Private front

garden

Figure 33: Primary roadframedbywide tree verges ina residential neighbourhood. It is recommended that cycle provisions are separated from moving
traffic and that parkingbays, where required, are inset into the verges to avoid impedingthemovementof pedestrians andvehicles.

1. Carriageway (village-wide
traffic).

2. Green vergewithtall trees.
The latter are optional but
wouldbe positive additions.
Parking bays to be inset into
the verges to avoid impeding
movingtraffic or pedestrians.

3. Shared footwayandcycleway
-cyclists to be segregated
From vehicle traffic.

4. Footway.
5. Residential frontage with

boundary hedges andfront
gardens.

12 23 45 5
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Secondary Roads
− Secondary roads provideaccess between primaryroads

and neighbourhoods and clusters. They must emphasise
the humanscale and be designed forlower traffic volumes
compared to primaryroads.

− Secondary roads mustaccommodate carriageways wide
enough for two-waytraffic andon-street parallelcar parking
bays. They mayalso include tree verges onone orboth
sides. On-streetparkingmay consist either inmarkedbays
or spaces inset intogreen verges.

− Carriageways mustbe designed to be shared between
motorvehicles and cyclists. Vertical trafficcalming features
such as raised tables maybe introducedat key locations
such as junctionsand pedestrian crossings.

2.00m2.00m 2.00m2.00m2.00m

TreevergeParkingTreeverge FootwayFootway

5.50m

15.50m

Carriageway
Private front

garden
Private front

garden

Figure 34: Section showingindicative dimensionsfor secondary roads. Insomeplaces tree vergesmaybe omitted
From one or bothsides, andparkingbaysmayalternate withtree verges.

Figure 35: Example of a secondary road, Brentham (note: parkingbaysmaybe inset intoverges).

1. Shared carriageway
(neighbourhoodtraffic).
Trafficcalmingmeasures
maybe introduced atkey
locations.

2. Green verge withmedium
trees. The latter are optional
butwouldbe positive
additions.

3. Parking bay(mayalso be inset
intoverges).

4. Footway.
5. Residential frontage with

boundary hedges andfront
gardens.

12 2

2

3

33

4

4

4 5

5

5

1

Sarratt |Neighbourhood Plan DesignCode

31AECOM



TertiaryRoads
− Tertiary roads have a strong residential character and

providedirect access to residences fromthe secondary
roads. They mustbe designed for lowtraffic volumes and
lowspeed.

− Carriageways must accommodate two-waytraffic and
parkingbays. They mayalso includegreen verges with
small trees on one orboth sides. Verges may alternate with
parkingto forminset parkingbays. These roads must also
accommodate footways with a 2mminimumwidthon either
side, and must be designed forcyclists to mixwithmotor
vehicles. Trafficcalmingfeatures such as raised tables can
be used to prevent speeding.

FootwayFootway

2.00m 2.00m2.00m2.00m

Parking/Tree
verge

Parking/Tree
verge

5.00m

13.00m

Private front
garden

Private front
garden

Figure 36: Section showingindicative dimensionsfor tertiary roads. Insomeplaces tree verges maybe omitted
fromone or both sides.

Carriageway

Figure 37:DownerDrive, a tertiary road framedby green verges plantedhedges. It is recommended that footways alongthe street are minimum2mwide
and that parkingis provided inthe formof inset bays to avoid impedingtraffic.

1. Carriageway (local access).
Trafficcalmingmeasures
maybe introduced atkey
locations.

2. Green vergewithsmalltrees.
The latter are optional but
wouldbe positive additions.
Parking bays onboth sides of
the carriageway to alternate
withtrees to avoid impeding
movingtraffic or pedestrians.

3. Footway.
4. Residential frontage with

boundary hedges andfront
gardens.

12

2 2

23

3 3

3 44

44

1
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Lanes/Private Drives
− Lanes and privatedrives are the access-only types of

streets that usuallyserve a smallnumberof houses. They
must be minimum6mwide to ensure sufficient space for
parkingmanoeuvre.They mustserve all types of transport
modes includingwalkingand cycling.

− Opportunities to include green infrastructure, hedges, and/
or private gardens tosoften the edges must be maximised.

6.00m

Figure 38: Section showingindicative dimensionsfor lanes andprivate
drives.

Figure 39:A low traffic lane shared between vehicles, cyclists, and
pedestrians inLong Stratton, Norfolk.

Shared lane
Private front

garden
Private front

garden

Figure 40:Example ofa lane/private drive inCambridge, witha shared
surface for all road users.

1. Shared lane (local vehicle
access, cyclists, and
pedestrians).

2. Residential frontage with
front hedges andgardens

12 2

2 2 21 1

Sarratt |Neighbourhood Plan DesignCode

33AECOM



Edge Lanes
− Edge lanes are low-speed and low-trafficroads that front

houses withgardens on one side and a green space on
the other.Carriageways typically consist of a single lane of
traffic ineither direction and are shared withcyclists.

− The lanewidthcan vary to discourage speeding and
introduce a more informaland intimatecharacter. Variations
inpaving materials and textures can be used instead of
kerbs or road markings.

Figure 41:Section showingindicative dimensionsfor edge lanes. The lanewidthmayvary todiscourage speeding
or provide space for parking.

Footway

2.00m 2.00m

Parking/Tree
verge

3.50-6.50m

7.50-10.50m

Private front
garden

Greenspace
Lane

Figure 42: Examples ofedge lanes inDorchester, with low-speedroads shared between motorvehicles andcyclists, andopportunities foron-street
parking (note: some localities mayprefer clearly defined footways andparkingbays).

1. Shared lane(local access) -
widthto vary.

2. Green vergewithtrees. The
latter are optionalbutwould
be positive additions. Parking
baysmaybe interspersed with
trees tosoften the impact of
parkedcars.

3. Footway.
4. Residential frontage with

boundary hedges andfront
gardens.

5. Green space.

123 54

4 4

15 51
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Figure 43: Public rightsofwayoverlaid on the street grid inSarratt.
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Pedestrian andCycle Connectivity
− It is important that allnewly developed areas must provide

direct and attractive footpaths between neighbouring
streets and local facilities.Establishing a robust pedestrian
network a)across any new development and b)among new
and existingdevelopment is key inachieving good levels of
permeability among any part ofthe parish.

− Pedestrian paths mustbe included innew developments
and be integratedwiththe existingpedestrian routes.

− A permeable street network at all levels provides people
witha choice of different routes andallows traffic to be
distributedingeneral more evenly across the network
rather than concentrated on to heavily traffickedroads.

− Design features such as barriers to vehicle movement,
gates to new developments, or footpaths between high
fences must be keptat a minimumand the latter must be
avoided.

− On high-trafficand/orhigh-speed roads, cyclists must be
kept away frommovingtraffic and parked vehicles as much
as possible throughthe use of trafficcalming,physical
separation, and road markingsand signage. Onnarrow
streets with lower traffic and speed limitsno higher than 20
mph,the road can be shared between differentmodes.

− Within residential areas, safe pedestrian crossing points
must be providedat regular intervals to retainpedestrian
connectivity.
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J unctionsandPedestrian Crossings
− Crossing points that are safe, convenient, and accessible

forpedestrians of allabilitiesmust be placed at frequent
intervals on pedestrian desire lines and at key nodes.

− J unctions mustenable good visibilitybetween vehicles and
pedestrians. For this purpose, street furniture,planting,and
parked cars must be keptaway fromvisibilitysplays to avoid
obstructing sight lines -see table anddiagramopposite.

− Trafficcalming measures should be introduced at crossing
points to increase safety and discourage speeding.Along
majorstreets, for example,kerb buildouts can be used
reduce pedestriancrossing distances and reduce the
speed of turningvehicles. At junctions withminorroads,
the carriageway surface can be raisedacross a pedestrian
crossing to prioritisepedestrian movements.

− Trafficsignals, where they are introduced, must be timed to
enable the elderly,children,and disabled tocross safely and
comfortably.

− Along low-trafficlanes and residential streets, crossing
points can be more informal.For example,pedestrians may
cross at any section ofa street whose surface is shared
between differentusers.

Figure 44: Example of a raisedmid-blockpedestrian crossing ona 20mphstreet onGoldsmithStreet, Norwich (note: manycouncils requireblister tactile
pavers at crossings toguidevisuallydisabled pedestrians).

Figure 45:Example ofa raised crossing across amainroad inCambridge, withcontrasting pavingmaterials andspace for low-levelplantingandstreet
furniture(note: traditional pavingmaterials andmutedcolours are often preferred inconservation areas).
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Speed Kilometreper
hour

16 20 24 25 30 32 40 45 48 50 60

Miles per hour 10 12 15 16 19 20 25 28 30 31 37

Stopping sightdistance (SSD)
inmetres

9 12 15 16 20 22 31 36 40 43 56

Stopping sightdistance
adjusted for bonnet length

11 14 17 18 23 25 33 39 43 45 59

The stoppingsightdistance (SSD) is the distance withinwhich
drivers need tobe able to see ahead andstop froma given
speed. The SSDs forvarious speeds between 16-60kph(10-
37mph)as held withinManual forStreets (MfS) are as shown in
the tablebelow.

The distance back along the minorarmfromwhich visibility
is measured is knownas the X distance; MfS states that an
X distance of 2.4mshould normallybe used inmost built-up
situations,as this represents a reasonable maximumdistance
between the frontof the car and the driverʼseye.

The Y distance represents the distance that a driverwho
is about toexitfromthe minorarmcan see to his left and
rightalong the mainalignmentInaccordance withMfS, the
required visibility splay for a junctionwithinan area where 85th
percentile vehicle speeds are 30mph is 2.4mx43m.

Figure 46: Indicative plan of a junction showinga visibility splayat a junction along a 20mphprimary road -see table belowfor details. Across the major
arm, kerbs are builtout to shorten pedestrian crossingdistances. Across theminorarm, the carriageway israised along the pedestrian crossing andcan
be builtwithcontrasting materials for higher awareness.

Figure 47:Stopping sightdistances (SSD) for visibility splays (source: Department for Transport).

25m

Adjusted stopping sight distance at 20mph
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3.2.3. VehicleParking
− When needed, residential car parkingcan be a mixof

on-plotside, front,garage, and courtyard parking,and
complemented by on-streetparking.

− For familyhomes, cars must be placed at the side
(preferably)or frontof the property.For smallpockets of
housing,a rear court is acceptable. Multiplegarage parking
is encouraged.

− Car parkingdesign must be combined with landscaping to
minimisethe presence of vehicles.

− Parking areas and driveways must be designed to minimise
impervious surfaces, forexamplethroughthe use of
permeable paving.

− When placing parkingat the front,the area must be
designed to minimisethe visual impact of cars and
driveways, which must blend withthe existingstreetscape
and materials.The aimis to keep a sense of enclosure and
to break the potentialof a continuous area ofcar parking
infrontof the dwellings.This can be achieved by means
of walls,hedging,planting,and the use of quality paving
materials.

− Parkingbays and spaces mustbe designed foreasy access
by wheelchairs, loadingcarts, and buggies.

− The followingpages provide anarray of complementary car
parkingsolutions that can be employed inSarratt.

Figure 48:On-streetparkingwithinset bays (left). Figure 49: Informalon-streetparkingon the Green.

Figure 51:Front yardparkingwithgravel surface.Figure 50:Disabled parkingbay inCambridge witha rampfor easy
wheelchairaccess.
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On-PlotSide or Front Parking
− On-plotparkingcan be visually attractive when it is

combined withhighquality and welldesigned soft
landscaping. Front garden depth frompavement back must
be sufficient for a large familycar.

− Boundary treatment is the keyelement to help avoid a
car-dominatedcharacter. Thiscan be achieved by using
elements such as hedges, trees, flowerbeds, lowwalls,and
highquality paving materials between the private and public
space.

− Hard standing and driveways must be constructed from
porous materials such as permeable paving or gravel to
minimisesurface water run-off. Figure 52:Gravel frontyard parkingwithlandscaped property boundaries preventing a car-dominatedcharacter.

Figure 53: Illustrative diagramshowingan indicative layout
of on-plotfront parking.

Figure 54: Illustrative diagramshowingan indicative layout ofon-plotside parking.

1. Front parkingwithpart of
the surface reserved for
soft landscaping. Permeable
pavement to be used
whenever possible.

2. Side parkingset back from the
mainbuildingline. Permeable
pavement to be used
whenever possible.

3. Boundary hedges to screen
vehicles andparkingspaces.

1

2
3

3
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On-PlotGarages
− Where provided,garages must be designed either as free

standing structures or as additive formto the mainbuilding.
Inboth situations, itmust complement and harmonise
with the architectural style of the mainbuildingrather than
forminga mismatched unit.

− The garage should not obscure the dwellingfromthe
street nor dominate the frontgarden.Garages should
not be placed in frontof the buildingat any time to avoid
prominence on the streetscape and overshadowingof the
main building.

− Garages may be used as a design element tocreate a link
between buildings,ensuring continuity of the buildingline.

− It should be noted that many garages are notused for
storingvehicles, and so maynot be the best use of space.

− Considerations must be given to the integrationof bicycle
parkingand/orwaste storage intogarages.

Figure 55: Side garage (left) designed asa secondary mass to themainresidential buildingandbuiltwithamatchingmaterial palette.

Figure 56: Illustrative diagram showingan indicative layout of on-plotparkingwith
garages.

1. Side parkingset back from the
mainbuildingline. Permeable
pavement to be used
whenever possible.

2. Garage structure set back
frommainbuilding line. Height
to be nohigher than the main
roofline.

3. Boundary hedges to screen
vehicles andparkingspaces.

2

1

3
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Rear ParkingCourtyards
− This parkingarrangement can be appropriate fora wide

range of landuses. It is especially suitable forapartments
and townhouses frontingbusier roads where it is impossible
to providedirect access to individualparkingspaces.

− Ideally allparkingcourts should benefit fromnatural
surveillance.

− Parking courts should be an integralpart of the public realm,
hence it is important that highquality design andmaterials,
both forhardand soft landscaping elements, are used.

− Parking bays mustbe arranged intoclusters withwidths of
4 spaces maximumandinterspersed withtrees and soft
landscaping to provide shade, visual interest, and to reduce
bothheat islandeffects and impervioussurface areas.

Figure 57:Small rear parkingcourtyard benefiting fromnatural surveillance andshading.

Figure 58: Illustrative diagramshowingan indicative layout
of on-plotrear courtyard parking.

1. Rear courtyard parking
withsoft landscaping.
Parking bays to be arranged
inclusters of maximum4
spaces maximum.Permeable
pavement to be used
whenever possible.

2. Sheltered parkingspace
(optional).

3. Trees and/orsoft landscaping
to prevent car dominanceand
add shading.

4. Rear of residential properties
-balance to be sought
between naturalsurveillance
andprivacy.

5. Pedestrian link tomain
residential frontage.

6. Boundary hedges to screen
vehicles andparkingspaces.

21

3

4 5

6
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On-Street Parking
As we move forwardintoa futureof electric vehicles, every
opportunity must be takento integrate charging technologies
into the fabric of road and street furniture,including induction
plate technologies and street lamphookups alongside
independent chargingposts as standard street furnitureinthe
public realm.

− On-street parkingcan be arranged either perpendicular or
parallel to the carriageway.

− On-street parkingmust be designed to avoid impeding the
flowof pedestrians, cyclists, and other vehicles, andcan
serve a useful informaltraffic calming function.

− Parking bays can be inset between kerb buildouts orstreet
trees. Kerb buildouts between parkingbays can shorten
pedestrian crossing distances and can host street furniture
or green infrastructure.They must be sufficiently wide to
shelter the entire parkingbay inorder toavoid impeding
traffic.

− On low-trafficresidential streets or lanes that are shared
between vehicles andpedestrians, parkingbays can be
clearly markedusingchanges of construction material
instead of markingsbut must be ofa different level to the
pedestrian way e.g.witha kerb.This willprovide drivers
withan indication of where to park.The street must be
sufficiently wide so that parked vehicles do not impede
motorvehicles or pedestrians.

− Opportunities must be created for new public car parking
spaces to includeelectric vehicle chargingpoints.Such
provisionmust be located conveniently throughoutthe
village and designed to minimisestreet clutter.

Figure 59: Parkingbays arranged between street trees inDorchester. Figure 60: Inset parkingwithelectric vehicle chargingpoints.

Figure 61:Illustrative diagramshowingan indicative layout of on-street inset parking.

1. On-streetparking bay inset
between kerbextensions.

2. Footway -additional green
verge ifstreet widthpermits.

3. Planted kerbextensions -
widthto be sufficient to fully
shelter parkingbay. Trees are
optional butwouldbe positive
additions.

4. Boundary hedges.

2
4

1 3
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Bicycle Parking
− A straightforward way to encourage cycling is to provide

secured covered cycle parkingwithinallnew residential
developments and publiclyavailable cycle parkinginthe
public realm.

− For residential units,where there is no garage on plot,
covered and secured cycle parkingmust be providedwithin
the domestic curtilage.The use of plantingand smaller
trees alongside cycle parkingcan be used tomitigateany
visual impact on adjacent spaces or buildings.

− Bicycle stands in the publicrealmshould be sited in
locations that are convenient and that benefit from
adequate naturalsurveillance. They shouldbe placed
in locations that donot impede pedestrian mobilityor
kerbsideactivities.

Figure 62: Example of public cycle parking (left) andsheltered cycle parkinggarage (right)inCambridge.

Figure 63: Example of kerbside on-streetcycle stands.
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Figure 64: Long distance views towards the village fromNorth Hill. Mature trees screen most of the village fromoutside views.

Figure 65:North-westernviewalongTheGreen inthe centre of the village, highlightingthe undulatingterrain.

3.2.4. Local Green Spaces andViews
− Development adjoiningpublic open spaces and important

gaps shouldenhance thecharacter of these spaces
by either providinga positive interface (i.e.properties
facing onto them to improvenaturalsurveillance) or a soft
landscaped edge.

− Any trees or woodland lost tonew development must be
replaced.

− The spacing of development should reflect the rural
character and allowfor longdistance views of the
countryside formthe publicrealm.

− Landscape scheme should be designed and integrated
withthe open fields that currently border the villageto avoid
coalescence and prevent ruralsettlements frommerging
withlargerexistingsettlements or large new settlements.

− Native trees and shrubs shouldbe used to reinforce the
ruralcharacter of the villageand incorporated intothe
design of new areas.
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Figure 66: Equestrian route along the Green. Figure 67:Anundeveloped street corner at the junctionbetween DawesLane andDownerDrive. Houses on the
right face anopen fieldconcealed by tall hedges on the left.

Figure 68:Panorama of the south-westernvillage edge highlightingthe relative height of the buildingsand the maturetrees, which concealed muchof the village fromlong-distance inwardviews.
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Mixed tonality red brick

Grey paintrendering

Red brick trimandknapped flint infilling Red brick trimand yellowbrick infilling

Knapped Hertfordshire puddingstone

Black weatherboardingMixed red andyellowbricks

3.2.5. Materials andBuildingDetails
The materialsand architectural detailinginSarratt
contribute to the ruralcharacter of thearea and the local
vernacular. It is therefore important that the materialsused
inproposed development are of a highquality and reinforce
local distinctiveness. Any futuredevelopment proposals
shoulddemonstrate that the palette ofmaterialshas been
selected based on an understanding of the surroundingbuilt
environment.

This section includes examples of buildingmaterial that
contribute to the local vernacular of Sarratt which could be
used to informfuturedevelopment.

Slate roof

Clay plaintileroof
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Painted low-leveltimber gate

Knapped flintand red brickboundary wall

Gabledporch Wall dormer

Bullʼs eye windowwithred brick trim

Flint andbrick gabled porch Sash windows

Red brick chimneyPointed archwindow

Lowmasonry wallwithlandscaped hedge

Landscaped boundaryhedgeDouble casement windows
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Fenestration
− Fenestration on public/privatespaces increase the natural

surveillanceandenhance the attractiveness of the place.
Long stretches of blank(windowless)walls should be
avoided. Overall,considerations fornaturalsurveillance,
interaction,and privacy mustbe carefullybalanced.

− Windows must be of sufficient sizeand number for
abundant natural light.

− Site layout and buildingmassing should ensure access to
sunshine and avoid overshadowing neighbouringbuildings.
New developments should also maximiseopportunities for
longdistance views.

− Consistent windowstyles and shapes must be used across
a given façade to avoidvisual clutter and dissonance.

− Inproximityto historic areas, fenestration must reflect
an understandingof locally distinctive features such as
scale, proportions, rhythm,materials, ornamentation, and
articulation.This should however not result inpastiche
replicas.

Figure 69: Façades witha consistent arrangement ofmulti-panewindowswithattractive brick ornamentation andarticulations.

Figure 70:Traditionalhouse withupper floorhorizontal slidingmulti-panesash windowsandgroundfloor casement windowswithcambered heads.
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Figure 71:Buildings exhibitinga use of traditional local materials -knapped flint, red brick, slate, andclay plaintiles.

Figure 72:Church yardwallbuiltwith local flint. Figure 73:Newwallusingamixof traditional
local materials©Sarratt Parish Council.

TraditionalArchitecture
The gradualevolutionof the villageover the centuries has
resulted inan organic character to development. Each building
has its own individuality resulting invariations in height, the
pattern ofopenings anddetailing.This variety is balanced
inseveral ways; throughthe proximityof each property to
each other andbroad similarities inscale, width,design
and materials.Buildings are predominantly2 storeys and
the change inroofheights and the presence of chimneys
contribute to the visual interest of the historic core.

Quarry flintis one of the most popularbuildingstones
inHertfordshire.This is reflected is Sarrattʼs traditional
architecture as well,where a good part of its heritage assets
have been builtutilisingthis fine-grainedstone. Whereas,
Hertfordshire Puddingstone is one ofthe most distinctive
stone types withinthe county. Less distinctive building
materials but that stillmake a good percentage of traditional
architecture are yellowstock brickand red brick.
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ContemporaryArchitecture
Within the neighbourhood planarea, there are a few examples
of successful contemporary architecture that blend
harmoniouslywiththeir physical context. It is suggested that
this trend continues to furtherexpandwithadditionaleco
design features incorporated infuturedevelopments. New
buildings,when referencing traditionalarchitecture, must
however avoid combining elements from too manydifferent
architectural styles or employing low-qualityimitationsof
traditionalmaterials.A clear understanding of local and non-
local styles and materials is also required.

Figure 74:Agroupof affordable housingunitsonClutterbucks, withwell-definedprivate andpublic spaces as wellas attractive landscaping and
construction materials.

Figure 75:A recently renovated housealong the Green, withconsistent fenestration anda contemporary treatment of traditionalmaterials.
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Figure 76:Flint boundary wallof Church ofthe Holy Cross.

Figure 77:Natural stone pavinginfront of the Cricketers.

Figure 78:Granite kerbs along the Green.

Granitesetts

Graniteblock vehicle crossover Natural stone slabs/flags

Darkgrey concrete block paving

Public RealmMaterials
− Highquality landscaping and paving materials should be

used across new developments. Factors such as durability,
attractiveness, and maintenance mustbe considered in
addition to the cost of installation.An effort shouldbe made
to (re)use traditional local materials when available.

− Highquality stone, gravel,granite, and bricks can provide
durable and attractive hardsurface throughoutthe public
realm.Special materialssuch as sandstone and limestone
could also be used to furtherenhance the qualityof
particularspaces such as conservation areas.

− Variations inmaterials, colours, and textures can be used
to define boundaries between differenthighwayuses -
pavements, parkingbays, cycleways, and carriageway.
Special care shouldbe taken when considering finishes
and textures to avoid impedingthe mobilityand safety of
disabled andvisually impairedusers.

− Opportunities to incorporate permeable paving and green
infrastructure must be sought to reduce stormwater runoffs
and reduce impervioussurfaces.
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Figure 79:Timberbench onthe Green.

Figure 81:Red letter boxencased inmasonry.

Street Furniture
− The appearance of street furnitureelements should be

coordinated and contribute to the overallpublic realmand
placemaking strategy.

− The sitingof street furnitureitems such as benches, bins,
and street signs mustnot impede pedestrian mobilityor
conflict withkerbside activities such as loading,refuse
collection, and parking.

− Opportunities should be sought to consolidate different
functions to reduce street clutter,forexampleby combining
lightingcolumns (where appropriate)withelectric vehicle
charging points and supports forstreet signs.

− The numberand sizeof street signs and signposts should
be reduced to the minimumrequired.The appearance of
signposts must notdistract fromthe visualquality of the
surroundingarea.

− Public seating mustbe providedinconvenient locations at
regular intervals, especially inhighfootfall areas.

Figure 80: Timbershelter onthe Green.
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3.2.6. Sustainability andEco Design
Energy efficientor ecological design combines allaround
energy efficient construction, appliances and lightingwith
commercially available renewable energy systems, such as
solar water heating and solar electricity.

Starting fromthe design stage, there are strategies thatcan
be incorporated towards passive solar heating,cooling and
energy efficient landscaping which are determined by local
climate and site conditions.

The aimof these interventions is to reduce overall
domestic energy use and to do so as cost effectivelyas the
circumstances allowfor.

Wildlife-friendly environment

New developments shouldalways aimto strengthen
biodiversity and the naturalenvironment.This can be done
by creating new habitats and wildlifecorridors, ensuring the
continuity of habitats between gardens and publicspaces, and
linkingthem withexistingecological assets. Hedges, wildflower
meadows, old trees, ponds,hard landscaping features (such as
rock piles),nest boxes installed at the eaves of the buildings,
froghabitat corridors, dry stone walls,and bughouses can all
makea significantcontributionto species diversity.

Protecting andenhancing existinglandscape assets is crucial.
The aimshould always be tominimisethe damage tonatural
habitats,add to the character and distinctiveness of a place,
and contribute to climate change adaptation.

Solar roofpanels

Solar panels on roofs should be designed forminimalvisual
impact. On new builds,they should be designed in fromthe
start, formingpart of the design concept. Some attractive
options are solar shingles and photovoltaic slates or tiles. In
this way,the solar panels can be used as a roofingmaterial in
their ownright.

On retrofits,designers should:

− Analyse the proportions of the buildingand roof surface in
order to identify the best location and sizingof panels;

− Aimto conceal wiringand other necessary installations;
and,

− Consider introducingother tile or slate colours to create a
composition withthe solar panel materials.

Figure 82: Frog habitat corridor.

Figure 83: Example of eco design led architecture.

Figure 84: Integrated designfor solar panels.

Figure 85:Water harvesting tank. Figure 86: Bug andbee house.
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Rainwaterharvesting

This refers to the systems allowingthe capture andstorage
of rainwater as wellas those enabling the reuse in-situof grey
water.These systems involvepipes and storage devices that
could be unsightly ifadded withoutan integral vision fordesign.
Therefore some design recommendation wouldbe to:

− Conceal tanks by cladding them incomplementary
materials;

− Use attractive materials orfinishingforpipes;

− Combine landscape/planterswithwater capture systems;

− Underground tanks; and,

− Utilise waterbodies for storage.

Figure 87:Examples of tanks used for rainwaterharvesting.
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Permeable pavements

Pavements add to the composition of the building.Thus
permeable pavements should not only perform its primary
function which is to let water filterthroughbut also:

− Respect the materialpalette;

− Help to frame the building;

− Create an arrivalstatement;

− Be inharmony withthe landscape treatment of the
property; and,

− Help define the property boundary.

Figure 88: Integrated design for differentiatedwaste collectors.

Figure 89: Integrated design for differentiatedwaste collectors and cycle
storage.

Figure 90: Permeable brickpaving. Figure91:Permeable concrete
paving.

Waste collector integrateddesign

With modernrequirements forwaste separation and recycling,
the numberof household bins quantumand size have
increased. This poses a problemwiththe aesthetics of the
property ifbins are leftwithouta solution.Thus we recommend
the following:

− Create a specific enclosure of sufficient size forall the
necessary bins;

− Place itwithineasy access fromthe street and,where,
possible,able to open on the pavement side to ease
retrieval;

− Refer to the materialspalette to analyse which wouldbe a
complementary material;

− Use it as part of the property boundary;

− Add to the green feel by incorporating a green roofor side
plantingelement to it;and,

− Combine itwithcycle storage.
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Figure 92: Single-storey rear extensions.

**Maximumeaves height:
No higherthan existinghouse
No higherthan 3mfor extensions
within2 mof boundary

**Maximumeaves height:
No higherthan existinghouse
No higherthan 3mfor extensions
within2 mof boundary

Note: notpermitted on designated
areas.

Figure 93:Side extension to a single-storeybuilding.

≤3 m**

≤3 m**

≤4 m

≤mainroof height

Detached houses:≤8 m(4 mon designated areas)
Other houses:≤6 m(3 mon designated areas)

≤1/2of main
buildingwidth

3.2.7.BuildingModifications, Extensions,
andPlot Infills
Extensions to dwellingscan have a significant impact not
only on the character and appearance of the building,but
also onthe street scene withinwhich it sits. A well-designed
extensioncan enhance the appearance of its street, whereas
an unsympathetic extension can have a harmfulimpact, create
problems forneighbouringresidents and affect the overall
character of the area.

The Planning Portal1 contains moredetailed informationon
buildingmodifications and extensions, setting out what is
usually permitted withoutplanningpermission (permitted
development) as wellas what requires planningpermission.
Sarratt Parish, forexample,contains designated land2 such as
conservation areas or AONBs, where planningpermission is
required.

− Extensions should be appropriateto the scale, massing
and design of the mainbuildingand complement the
streetscape.

− Alterations and extensions of historic buildingsshould
respect the host building.Replacement ofhistoric and
traditionalfeatures, such as timberwindows and doors
withuPVC and other non-traditionalmaterials should be
avoided.

1 Planning Portal. https://www.planningportal.co.uk/
info/200234/home_improvement_projects
2 Designated landis landwithina conservation area, an area
of outstanding naturalbeauty (AONB), an area specified by
the Secretary of State for the purposes of enhancement
and protection of the naturalbeauty and amenity of the
countryside, the Broads, a NationalPark ora World Heritage
Site.

− Extensions are more likelyto be successful if they do not
exceed the height of the originalor adjacent buildings.Two-
storey extensionsshouldbe constructed withthe same
angle ofpitch as the existingroof.

− The design, materials and architectural detailing of
extensions shouldbe highquality and respond to the host
buildingand the local character of the neighbourhoodplan
area.

− The impact onthe space around the buildingshould
consider overlooking,overshadowing andoverbearing.

The followingdiagrams illustratekey dimensions forhousehold
extensions, roof extensions, porches, and outbuildingsunder
both permitted development conditions and indesignated
land.
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Note: not permitted on
designated areas.

Note: not permitted on
designated areas.

Figure 94:Two-storeyrear extension.

Figure 95:Side extension to a two-storeybuilding.

≤3 m*

≤3 m

≥7 m

≤mainroof height

Pitch to match main roof

≤4 m

≤1/2of main
buildingwidth

Figure 96: Standard dimensionsfor roof extensions: lofts andskylights.

≤1/2highest
Part of roof

≥0.2 m
≥0.2 m ≤0.15 m

Note: not permitted on
designated areas.

Figure 97:Standard dimensionsfor porches.

≤3 m

≥2 m

Figure 98: Standard dimensions for outbuildings.

≤2.5 m

≤2.5 m

≤4 m

Note: planningpermission
may be requiredon
designated areas.
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4. Delivery

This section concludes the report withrecommendations
on how to embed findingsinthe Neighbourhood Plan
and engage withThree Rivers Council to develop policies
supporting the guidelines.

ACTORS HOWTHEYWILL USE THEDESIGN GUIDELINES
Applicants, developers, and landowners As a guideto communityand Local Planning Authorityexpectations on design,allowing

a degree ofcertainty – they willbe expected to followthe Guidelinesas planningconsent
is sought.

Local Planning Authority As a reference point,embedded inpolicy,against whichto assess planningapplications.

The Design Guidelinesshould be discussed withapplicants duringany pre-application
discussions.

Parish Council As a guidewhen commentingon planningapplications, ensuring that the Design
Guidelines are complied with.

Community organisations As a tool to promotecommunity-backeddevelopment and to informcomments on
planningapplications.

Statutory consultees As a reference pointwhen commentingon planningapplications.
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accordance with generally accepted consultancy principles, the budget for fees and the terms of reference agreed between AECOM and the
Client. Any information provided by third parties and referred to herein has not been checked or verified by AECOM, unless otherwise
expressly stated in the document. AECOM shall have no liability to any third party that makes use of or relies upon this document.

Disclaimer
This document is intended to aid the preparation of the Neighbourhood Plan, and can be used to guide decision making and as evidence to
support Plan policies, if the Qualifying Body (i.e. the neighbourhood planning group) so chooses. It is not a neighbourhood plan policy
document. It is a ‘snapshot’ in time and may become superseded by more recent information. The Qualifying Body is not bound to accept its
conclusions. If any party can demonstrate that any of the evidence presented herein is inaccurate or out of date, such evidence can be
presented to the Qualifying Body at the consultation stage. Where evidence from elsewhere conflicts with this report, the Qualifying Body
should decide what policy position to take in the Neighbourhood Plan and that judgement should be documented so that it can be defended
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List of acronyms used in the text:

AH Affordable Housing (NPPF definition)

AMH Affordable Market Housing

AONB Area of Outstanding Natural Beauty

HNA Housing Needs Assessment

HNF Housing Need Figure

Housing LIN Housing Learning and Improvement Network

HRP Household Reference Person
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ONS Office for National Statistics

PPG Planning Practice Guidance

PRS Private Rented Sector

RQ Research Question

SHLAA Strategic Housing Land Availability Assessment

SHMA Strategic Housing Market Assessment

VOA Valuation Office Agency



AECOM

Sarratt Neighbourhood Plan Housing Needs Assessment

6

1. Executive Summary

1.1 Tenure

1. The tenure profile of Sarratt is dominated by home ownership at 82% of all households, with the remaining households
evenly split between private and social renting. The number of social rented dwellings declined between 2001 and 2011,
likely due to take-up of the Right to Buy scheme, while private renting has become slightly more common.

2. House prices have grown steadily over the past ten years (to 2018), with semi-detached homes experiencing moderately
greater price rises than other types.

3. The median gross annual household income across the Sarratt area in 2015/16 was £59,200, while the lower quartile
earnings of single-earning households across Three Rivers in 2018 was £15,815, meaning that dual-earning households
on lower quartile incomes can be estimated to have gross total earnings of £31,630.

4. These income levels are compared against the estimated levels of income needed to afford various tenures of housing
in Sarratt. Single-earning households on lower quartile incomes are unable to afford any of the housing tenures under
consideration, and so will be in need of social rented accommodation (the most affordable tenure) or other options
allowing them to make use of housing benefits and other forms of support.

5. For dual-earning households on LQ incomes, most tenures are within reach if those households are able to spend a
slightly higher proportion of their incomes than 30% (used in the estimated here) on housing costs. For this group it is
also apparent that shared ownership dwellings and starter homes are an achievable option that would also help bridge
the wide affordability gap between social renting and private renting (which is unusually costly in Sarratt).

6. Those on median incomes appear to be able to afford all tenures in Sarratt. However, it should be noted that entry-level
market purchase and two-bedroom market rent were under consideration, but higher value market homes were not.
Many of these will remain unaffordable to median earners.

7. Bringing this evidence together, it is apparent that social rented homes for those on the lowest incomes are the greatest
priority in Sarratt, while the supply of affordable routes to home ownership (currently very rare in the area) would also
serve a very useful function in the market. The continued provision of entry-level market homes should be encouraged,
as homes for purchase appear to be within reach of local people, although renting remains expensive – possibly due to
a lack of supply that would be counteracted if more new homes were put up for rent at entry-level prices.

8. The South West Hertfordshire SHMA (2016) identified the need for 357 affordable rented homes per annum in Three
Rivers from 2013-2036. Pro-rating this figure to Sarratt (at a rate of 2.12%, which is the percentage of the Three
Rivers population who live in the NA) gives an estimate of 7.6 affordable homes per annum over the Plan period
needed in Sarratt.

9. An additional estimate undertaken in the HNA calculates that demand for affordable routes to home ownership from
households who cannot afford to buy their own home but cannot afford to rent amounts to 3 households per annum
over the Plan period.

10. The total estimated Affordable Housing need over the Plan period 2020-2036 is therefore 122 (rounded) affordable
rented homes and 48 affordable home ownership dwellings. Given Three Rivers’s strategy for housing delivery, which
suggests that new development in Sarratt should be minimal, it is unlikely that this scale of need will be satisfied through
Affordable Housing contributions from market housing delivery. The Parish Council may therefore consider whether
delivering Affordable Housing through other means, such as an exception site, may be desirable.

11. The recommended tenure split for Sarratt, based on the HNA and SHMA calculations, and Three Rivers policy, is for
70% of Affordable Housing to be for social or affordable rent, and 30% to be for affordable home ownership products.

1.2 Type and Size

12. In terms of Sarratt’s existing stock of housing, the data shows that the proportion of detached homes is more than
double that of Three Rivers or the national average, while all other dwelling types exist at correspondingly lower
proportions. For example, Sarratt has less than a third the proportion of flats as Three Rivers.

13. Strongly linked to this finding is the fact that Sarratt has generally larger dwellings than Three Rivers, with greater
proportions of all size categories above six rooms, and lower proportions of all smaller dwelling sizes. In particular,
Sarratt has a persistent lack of one- and two-room units.

14. In terms of demographics, Sarratt has a substantially higher percentage of residents over the age of 45, and a lower
percentage of those 44 or younger, compared to Three Rivers and the national average. Though Census data shows
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that this trend has been exacerbated since 2001, the current population of those around the age of 65 is likely to result
in yet more apparent ageing over the Plan period.

15. Seen in the context of Sarratt’s comparatively large stock of dwellings, trends towards older households and single
occupancy may warrant a Neighbourhood Plan policy intervention to restrict the future supply of larger dwellings to
some extent. It may also be the case that the declining number of families in Sarratt is a function of the limited number
of dwellings that are both appropriately-sized and affordable to younger families, so it may be beneficial also to
encourage the provision of mid-sized housing suitable for this demand segment.

16. The results of a life-stage modelling exercise, which looks at the sizes of dwelling occupied by different age groups
and projects the growth and decline of those age groups over the Plan period in order to understand what should be
built, corroborates this finding. The recommended size mix of new housing focuses on dwellings of three bedrooms
(around 50%) and those with one (20%) and two (30%) bedrooms, further suggesting that no further large dwellings
are needed.

17. This model, however, operates on the assumption that households can and will wish to move freely around the stock
of existing housing, which is not a realistic prospect. It is natural, then, that demand should continue for some larger
dwellings. The provision of larger homes should not be inhibited entirely (though some of that demand will be met by
natural churn within the market), but to the extent that the neighbourhood plan may be used to influence the size mix
of housing coming forward, smaller homes should be the priority.

18. This analysis provides an indication of the likely need for different types and sizes of homes based on demographic
change. It is important to remember that other factors should be considered in determining the dwelling mix that is
required for Sarratt or on any particular site. These include the characteristics of the existing stock of housing, the role
of the NA or site within the wider housing market area (linked to any Local Planning Authority strategies) and site-
specific factors which may justify a particular dwelling mix.

19. In terms of the types of dwellings required, some unmet demand for generally more affordable dwelling types
presently lacking in Sarratt, such as terraced homes, should be addressed. The size recommendation for two- and
two-bedroom homes would help to achieve this. It is also advisable to promote the delivery of bungalows or other
forms of age appropriate housing in order to meet the needs of the ageing population and to reflect the fact that other
smaller dwelling types, such as apartments, may not in practice be popular market propositions in a rural parish like
Sarratt.
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2. Context

2.1 Local context

20. Sarratt is a Neighbourhood Plan area located in the district of Three Rivers, Hertfordshire. The Neighbourhood Area
(NA) boundary follows the existing boundary of Sarratt Parish and was designated in July 2019.

21. The proposed Neighbourhood Plan period starts in 2020 and extends to 2036, therefore comprising a planning period
of 16 years.

22. Sarratt Parish is the largest parish by area in Three Rivers District, and includes the villages of Sarratt, Belsize,
Chandlers Cross, Commonwood, Micklefield and Bucks Hill. Bisected by the M25 motorway, the whole of the parish is
classified as Green Belt with a section of the parish along the Chess Valley forming part of the Chilterns AONB. Sarratt
also has two Conservation Areas: The Green and Church End.

23. Within the parish there are two schools (Sarratt Village School and York House Preparatory School), as well as the King
George V sports and recreation field, a community owned village shop and post office, and six public houses.

24. The parish is located 6.4km north of Rickmansworth and is 1.6km north of the M25 London orbital motorway. Junction
18 (M25) is on the Chorleywood Road (the A404), 3.2km from the parish. Sarratt is located 32 miles north-west of
London.

25. The statistics show that in the 2011 Census the Neighbourhood Plan area had a total of 1,849 residents.

26. A map of the Plan area appears below in Figure 2-1.

Figure 2-1: Map of the Sarratt Neighbourhood Plan area1

Source: Sarratt Neighbourhood Area Designation Notification

1 Available at https://www.threerivers.gov.uk/egcl-page/sarratt-neighbourhood-area.
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2.2 Planning policy context

27. In line with the Basic Conditions2 of neighbourhood planning, neighbourhood plans are required to be in general
conformity with adopted strategic local policies.3 Consequently, the relevant elements of the Local Plan are reviewed
as part of this Housing Needs Assessment (HNA).

28. In the case of Sarratt, the relevant Local Plan for Three Rivers consists of:

i. The Core Strategy (adopted October 2011);

ii. The Development Management Policies LDD (adopted July 2013); and

iii. The Site Allocations LDD (adopted November 2014).

29. A process to produce a new Local Plan for Three Rivers is ongoing, with the preparatory work on a revised Local Plan
beginning in 2015 with the commissioning of the Strategic Housing Market Area Assessment (SHMA) and the Functional
Economic Markey Area Assessment, both published in 2016.

30. In Spring 2018, Three Rivers, Dacorum, Hertsmere, St Albans and Watford Councils gave formal endorsement to begin
work on a Joint Strategic Plan (JSP) for South West Hertfordshire. By working together, the South West Herts Councils
intend to be in a stronger position to deliver and better fund essential transport, health services and educational facilities
that local people want to see alongside new homes and jobs.

31. Each Council will still be responsible for preparing its own Local Plan but the JSP will provide the platform to consider
how the challenges of growth in the wider South West Hertfordshire area can be addressed in the longer term (i.e. to
2050).

2.2.1 Policies in the adopted local plan4

Table 2-2: Summary of Three Rivers District Council adopted policies having relevance to Sarratt Neighbourhood
Plan Housing Needs Assessment

Policy Source Provisions

PSP4-
Development in
Villages
(Bedmond,
Sarratt)

Three Rivers Core
Strategy 2011-2026

Development in villages will be controlled to protect the character, landscape,
heritage and wildlife of the wider countryside, and the openness of the Green
Belt. It will be designed and inclusive, keeping in scale with its location.
Some small-scale development in or on the edge of villages will be allowed to
meet local community and business needs, seeking to tackle deprivation in
these villages particularly related to housing.
Development will allocate and release sites solely for affordable housing using
a Rural Exception Site Policy approach to accommodate households which
contain current residents or have an existing family or employment connection
in perpetuity. These will be identified through a subsequent Site Allocations
document.
The Villages will provide approximately 1% of the District’s housing
requirements over the Plan period to include affordable housing to meet local
needs as informed by the 2010 SHMA, 2009 Development Economics Study
and 2010 SHLAA.

2 Available at https://www.gov.uk/guidance/neighbourhood-planning--2#basic-conditions-for-neighbourhood-plan-to-referendum
3 However, this does not affect the potential for the evidence base underpinning the emerging local plan to inform or form part of the
evidence base for the neighbourhood plan.
4 Note that only those policies considered relevant to this Housing Needs Assessment have been reviewed, and that the policies reviewed
may have been edited for relevance and/or clarity. As such, this summary of relevant policies should not be considered a full summary of
the Local Plan in question.
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Policy Source Provisions

CP2- Housing
Supply

Three Rivers Core
Strategy 2011-2026

The Council will identify sufficient land for housing in the District to meet the
Three Rivers housing target of 180 dwellings per year until 2026.
Housing provision will be made primarily from within the existing urban area
(approximately 75% of total housing development between 2001-2026) and also
from housing sites at the most sustainable locations on the edge of existing
settlements, in the Green Belt (approximately 25% of total supply between
2001-2026).
60% of the housing requirements will be met in the Key Centres as defined in
the settlement hierarchy, likely achieved in part through significant development
at Leavesden Aerodrome and South Oxhey.
In identifying sites for future development, the Site Allocations Development
Plan Document will set out an indicative phasing strategy for the development
of sites.
The supply of housing post-2026 will need to be reassessed at a later date
within the context of a review of the Core Strategy taking into account housing
needs and capacity.

CP3- Housing
Mix and Density

Three Rivers Core
Strategy 2011-2026

The Council will require housing proposals to take into account the range of
housing needs, in terms of size and type of dwellings as identified by the SHMA
and subsequent updates. New development will also provide a range of house
types and sizes to reflect the existing and future needs of the Three Rivers
population and the characteristics of housing in the area.

CP4- Affordable
Housing

Three Rivers Core
Strategy 2011-2026

In order to increase the provision of affordable homes in the District and meet
local housing need as informed by the Strategic Housing Market Assessment,
the Council will:

a) In view of the identified and pressing need for affordable housing in the
District, seek an overall provision of around 45% of all new housing as
affordable housing, incorporating a mix of tenures. All new
development resulting in a net gain of one or more dwellings will be
expected to contribute to the provision of affordable housing

b) As a guide, seek 70% of the affordable housing provided to be social
rented and 30% to be intermediate

c) Allocate specific sites, at higher or lower proportions of affordable
housing depending on site circumstances, location and density of
development. In some cases a target of 50% or above may be
appropriate. Site specific targets will be set through the Site Allocations
Development Plan Document

d) Require the affordable housing provided to reflect the mix of size and
type required for future housing, as identified in the Strategic Housing
Market Assessment and subsequent updates and Council priorities for
provision which is currently for family sized dwellings to meet the most
urgent housing needs in the District

e) In most cases require affordable housing provision to be made on site,
but in relation to small sites delivering between one and nine dwellings,
consider the use of commuted payments towards provision off site.
Such payments will be broadly equivalent in value to on-site provision
but may vary depending on site circumstances and viability

f) Permit small-scale affordable housing within and immediately adjacent
to the village core areas of Sarratt and Bedmond on the basis of need
through the release and allocation of Rural Exception Sites. Allocations
will be made through the Site Allocations Development Plan
Document.

CP11- Green Belt Three Rivers Core
Strategy 2011-2026

The Council will maintain the general extent of the Metropolitan Green Belt in
the District and where appropriate, make minor revisions through the Site
Allocations Development Plan Document to the detailed Green Belt boundaries
around the main urban area, to accommodate development needs.
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3. Approach

3.1 Research Questions

32. Research Questions, abbreviated to ‘RQ;’ are formulated at the start of the project through discussion with the Parish
Council. They serve to direct the research and provide the structure for the HNA.

33. The RQs relevant to this study, as discussed and agreed with Sarratt Parish Council, are set out below.

3.1.1 Tenure and Affordability

34. The neighbourhood planning group would like to understand the needs of the community for housing of varying tenures,
as well as the relative affordability of the tenures that should be provided to meet local need now and into the future.

35. This evidence will allow Sarratt to establish the right conditions for new development to come forward that is affordable,
both in the broader sense of market housing attainable for first-time buyers, and as Affordable Housing for those who
may be currently priced out of the market.

RQ 1: What quantity and tenures of Affordable Housing should be planned for over the Neighbourhood Plan
period?

3.1.2 Type and Size

36. The Parish Council is seeking to determine what size and type of housing would be best suited to the local community.
The Parish Council sees a need for affordable, smaller homes to suit the needs of young families and those wishing to
downsize.

37. The aim of this research question is to provide evidence on the types and sizes needed by the local community. This
will help to shape future development so that it better reflects what residents need.

RQ 2: What type (terrace, semi, bungalows, flats and detached) and size (number of bedrooms) of housing is
appropriate for the Plan area over the Neighbourhood Plan period?
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3.2 Relevant Data

3.2.1 Local authority evidence base

38. It is appropriate for neighbourhood planners to refer to existing needs assessments prepared by the Local Planning
Authority (LPA) as a starting point. As Sarratt Neighbourhood Area is located within Three Rivers District Council’s
planning area, we therefore turned to the relevant Strategic Housing Market Assessment (SHMA), which is known as
the 2016 South West Hertfordshire Strategic Housing Market Assessment.

39. For the purpose of this HNA, data from Three Rivers’s own evidence base to support their housing policies has been
considered applicable and relevant unless it conflicts with more locally specific and/or more recently-produced evidence.
The housing market evidence draws upon a range of data including population and demographic projections, housing
market transactions, and employment scenarios. As such, it contains a number of points of relevance when determining
housing need within the Neighbourhood Plan area, and has been referenced as appropriate.

3.2.2 Other relevant data

40. In addition to the Three Rivers District Council evidence base, we have assessed other evidence to ensure our study is
robust for the purposes of developing policy at the NP level and is locally specific. This includes data from both Census
2001 and 2011, as well as from a wide range of other data sources, including:

• Land Registry data on prices paid for housing within the local market;

• Population and household projections produced by the Office of National Statistics (ONS);

• Information on current property asking prices, for housing for sale or rent, from home.co.uk;

• Neighbourhood-level survey and consultation work giving further detail. In the case of Sarratt, this comprises
the Sarratt Parish Plan Survey 2018.
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4. RQ 1: Tenure and Affordability
RQ 1: What Affordable Housing (eg social housing, affordable rented, shared ownership, intermediate rented)
and other market tenures should be planned for in the housing mix over the Neighbourhood Plan period?

4.1 Introduction

41. Tenure refers to the legal arrangements in place that enable a household to live in their home; it determines householder
rights and influences the level of payments to be made in return for these rights. Broadly speaking, tenure falls into two
categories, Affordable Housing and market housing, depending on whether the household benefits from a subsidy of
some sort to enable them to live in their home.

42. This section will examine the tenure of dwellings in the current stock and recent supply. Then, looking at affordability, it
will make an assessment on whether continuation of these trends would meet future needs. We will also investigate
whether there are misalignments between the supply of different tenures of housing and local need. Such misalignments
can justify policies that guide new developments to prioritise certain tenures, to bring supply and demand into better
alignment.5

4.2 Definitions

43. It is necessary at this stage of the study to make clear the distinction between Affordable Housing as planning
terminology and the colloquial meaning of the phrase. In the course of this study, we refer to Affordable Housing,
abbreviated to ‘AH’. AH comprises those forms of housing tenure that fall within the definition of Affordable Housing set
out in the current NPPF: social rent, affordable rent, affordable private rent (brought forward by build to rent schemes),
and forms of AH designed to offer affordable routes to home ownership.6

44. The definition of Affordable Housing set out in the NPPF makes clear the Government’s commitment to home ownership,
but recognises the important role of social, affordable, and private rent tenures for those not currently seeking home
ownership.

45. The revisions seek to broaden the definition of AH (which had previously referred only to social and intermediate
housing) to include a range of low-cost housing opportunities for those aspiring to own a home, including starter homes.

46. In paragraph 64 of the NPPF, the Government introduces a recommendation that “where major housing development
is proposed, planning policies and decisions should expect at least 10% of the homes to be available for affordable
home ownership”. In line with PPG,7 the assumption should be that a ‘major housing development’ can be defined as a
site of 10 dwellings or more, and that affordable home ownership includes starter homes, shared ownership homes,
and homes available for discount market sale.

4.3 Current tenure profile

47. In order to set a baseline for our examination of tenure, it is necessary to present a picture of the Neighbourhood Plan
area (NA) based on the most recent reliable data. Table 4-1 below presents Census data from 2011; this table shows
the distribution of how households occupy their homes in Sarratt, compared to the rest of Three Rivers and England.

48. As seen at higher level geographies, the vast majority of homes in Sarratt are owned. However, the rate of ownership
is 10 percentage points higher than in Three Rivers and 20 higher than across England. Accordingly, rates of social and
private renting are much lower in Sarratt than both wider areas. Sarratt is, however, unusual in that the share of social
renting households is significantly higher than that of private renting households. The relative lack of private rented
stock may contribute to affordability challenges for those households who are not eligible for financial support but also
cannot afford to buy, and for those who would otherwise be able to rent in Sarratt using housing benefit. The lack of
rented supply may also be a contributor to the relatively high cost of renting in Sarratt, which is explored in Appendix A.

5 PPG Paragraph: 021 Reference ID: 2a-021-20160401, available at https://www.gov.uk/guidance/housing-and-economic-development-
needs-assessments
6 NPPF 2019.
7 PPG 031 Reference ID: 23b-031-20161116, available at https://www.gov.uk/guidance/planning-obligations
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Table 4-1: Tenure (households), 2011

Tenure Sarratt Three Rivers England

Owned; total 81.7% 72.7% 63.3%

Shared ownership 0.5% 0.6% 0.8%

Social rented; total 7.7% 15.1% 17.7%

Private rented; total 7.4% 10.6% 16.8%

Sources: Census 2011, AECOM Calculations

49. Table 4-2 below shows the changes in the way households have occupied housing in Sarratt during the intercensal
period. While rates of ownership are stable, as across Three Rivers and England, Sarratt has seen a significant decline
in social renting (possibly due to the Right to Buy scheme removing units from the stock) and an increase in private
renting of a similar scale. While social rented accommodation is falling across the country, it is falling much faster in
Sarratt, meaning that the options for those on the lowest incomes are becoming scarcer faster than elsewhere. Rate of
private renting have not increased as fast in Sarratt as elsewhere. The growth in shared ownership is, however, relatively
similar. Though it is worth noting that Sarratt’s growth rate of 33.3% only represents an increase from three to four
dwellings.

Table 4-2: Rates of tenure change, 2001-2011

Tenure Sarratt Three Rivers England

Owned; total 0.2% -0.4% -0.6%

Shared ownership 33.3% 47.0% 30.0%

Social rented; total -14.1% 0.3% -0.9%

Private rented; total 16.0% 140.0% 82.4%

Sources: Censuses 2001 and 2011, AECOM Calculations

4.4 Affordability

4.4.1 House prices

50. Before considering the affordability of various tenures in relation to local incomes, the price of market housing should
be established – in particular the costs of entry-level dwellings. An entry-level dwelling can be understood as one
suitable for a household comprising two or three individuals. In order to be in conformity with Government guidance on
overcrowding, such a home would require three habitable rooms (i.e. a flat or house with one or two bedrooms).
Entry-level properties can therefore also be understood as one or two-bedroom flats/houses.

51. Figure 4-1 below examines selected measures of house prices in Sarratt. It shows that house prices in all categories
have steadily but gently increased over the 10-year period, leading to a gradual decline in affordability.

Figure 4-1: Average house prices Sarratt between 2009 and 2018

Source: Land Registry PPD
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52. Table 4-3 below breaks down house prices by type of house, as recorded by Land Registry Price Paid Data (PPD).
From this it is clear that the detached houses that make up nearly 60% of all homes in Sarratt are the most expensive
house type by far. Semi-detached houses, however, have appreciated in price the fastest. The price evolution of flats
over time has been relatively volatile. This is due to the fact that there are only 52 flats in the NA, so the average sales
price in each year is highly skewed by which particular flats happen to be sold in a given year.

Table 4-3: House prices by type in the Sarratt plan area, 2008-2017

Type 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 Growth

Detached £254,453 £282,581 £260,702 £261,742 £302,818 £287,290 £304,947 £300,250 £329,931 £311,917 22.6%

Semi-detached £162,524 £177,820 £170,530 £163,859 £176,700 £177,229 £191,348 £193,232 £211,232 £215,623 32.7%

Terraced £142,587 £153,784 £153,411 £150,591 £148,414 £156,641 £161,676 £160,857 £171,507 £178,952 25.5%

Flats £104,206 £110,773 £123,064 £111,381 £110,215 £110,824 £118,357 £115,069 £113,854 £107,239 2.9%

All Types £168,924 £185,038 £180,000 £185,574 £194,537 £184,828 £201,454 £208,540 £220,975 £216,271 28.0%

Source: Land Registry PPD

4.4.2 Income

53. Household incomes determine the ability of households to exercise choice in the housing market, and consequently
the level of need for affordable housing products. As such, two sources of data for household incomes in the NA have
been used.

54. The first is locally specific but limited to the median total household income. This is the average household income
estimates published by ONS at the level of the Middle-layer Super Output Area (MSOA). In the case of Sarratt the
MSOA most suitable for use as a proxy for the Neighbourhood Plan area boundary is E02004958. Further details on
the extent of this MSOA, including a map, and why it was selected as a proxy for the Neighbourhood Plan area, are
set out in Appendix A.

55. The median gross annual household income across the MSOA in 2015/16 was £59,200.

56. The second source of data provides the Lower Quartile (LQ) average income that is helpful for understanding
affordability challenges among those with lower than average incomes, but it is only available at district level and so is
less locally-specific. It is derived from ONS annual estimates of paid hours worked and earnings for UK employees to
local authority level in 2018.

57. Three Rivers’s gross LQ annual income for 2018 was £15,815. This is the LQ income before taxes (or benefits) for
individual earners and so only correlates with the measure of household incomes above for single-person households.
To estimate the income of LQ-earning households with two earners, the annual income is doubled, to £31,630.

4.4.3 Affordability Thresholds

58. In order to gain a clearer understanding of local affordability, it is also useful to understand what levels of income are
required to afford different tenures. This is done using ‘affordability thresholds’. Purchase thresholds denote the
standard household income needed to access mortgage products, and income thresholds denote the maximum share
of a family’s income that should be spent on accommodation costs.

59. Thresholds have been determined for: entry-level market purchase; entry-level private rent; shared ownership at 25%,
50%, and 75%; affordable rent set at 80% of private rents, and social rent. These calculations are detailed in
Appendix A. The key assumptions made in assessing the affordability of different tenures are explained alongside the
calculations, but is worth noting here that we have assumed that the maximum percentage of household income that
should be spent on rent is 30% and that mortgage financing will be offered at a maximum of 3.5 times household
income. These assumptions will not apply in all circumstances, and it is perhaps more realistic to expect that most
households will spend a higher percentage than 30% of their incomes on housing costs.

60. Table 4-4 below shows the annual cost of different tenures and the income and deposit required to support these
costs within Sarratt.
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Table 4-4: Affordability thresholds in Sarratt

Tenure Cost of purchase Annual rent Income required Deposit required

Entry-level market rent £16,668 £55,504

Entry-level market sale £160,000 £41,143 £16,000

Affordable rent – 2 bed £10,866 £36,184

Shared ownership (75%) £120,000 £1,000 £34,857 £12,000

Starter Homes £128,000 £32,914 £12,800

Shared ownership (50%) £80,000 £2,000 £28,570 £8,000

Shared ownership (25%) £40,000 £3,000 £22,286 £4,000

Social rent – 2 bed £5,895 £19,629

Source: AECOM Calculations

61. The income required to afford the different tenures is then benchmarked, in Figure 4-2 below, against the three
measurements of household income set out previously. These are the median gross household income for the local
area at £59,200 and the lower quartile gross household earnings for Three Rivers at £15,815 for single-person
households and £31,630 for dual-earning households.

62. Looking at the affordability thresholds set out in the table and graph, it is apparent that single-earning households on
lower quartile incomes are unable to afford any of the housing tenures under consideration. However, the lower
quartile income data is gross, and therefore does not reflect housing benefits or other forms of financial assistance.
For this reason it is possible that many such single-person households would also be able to meet their housing
needs in 1 bedroom social rented dwellings or privately rented rooms in shared houses using housing benefit (though
neither appear to be well-supplied in Sarratt at present).

63. For dual-earning households on LQ incomes, most tenures are within reach were those households able to spend a
slightly higher proportion of their incomes on housing costs. For this group it is also apparent that shared ownership
dwellings and starter homes are an achievable option that would also help bridge the wide affordability gap between
social renting and private renting (which is unusually costly in Sarratt).

64. While market housing for rent is the least accessible tenure, the cost of market sale is relatively affordable, and
certainly within reach of those on median incomes.

65. Bringing this evidence together, it is apparent that social rented homes for those on the lowest incomes are the
greatest priority in Sarratt, while the supply of affordable routes to home ownership (currently very rare in the area)
would also serve a very useful function in the market. The continued provision of entry-level market homes should be
encouraged, as homes for purchase appear to be within reach of local people, although renting remains expensive –
possibly due to a lack of supply that would be counteracted if more new homes were put up for rent at entry-level
prices.

66. Government policy aimed at tackling the housing crisis continues to focus on helping those on modest incomes and
others who are unable to afford market housing for purchase, such as younger buyers, to access affordable routes
towards homeownership.8. In the case of Sarratt, the most appropriate tenure to help implement this policy goal locally
is shared ownership, while starter homes also appear to be affordable. As explored in greater detail in Appendix A, the
cost of starter homes may be higher still in practice due to ambiguity in the way that prices are set, and it is worth
bearing in mind that the price of a lower quartile dwelling used as a baseline throughout this analysis includes existing
housing and so may not reflect the price premium normally associated with new build housing.

8 See the White Paper ‘Fixing Our Broken Housing Market’, at
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/590464/Fixing_our_broken_housing_ma
rket_-_print_ready_version.pdf
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4.4.4 Affordable Housing- quantity needed

67. The South West Hertfordshire SHMA (2016) provides evidence on the need for Affordable Housing within Three Rivers.
This study identified the need for 357 affordable homes per annum in Three Rivers from 2013-2036. This figure can be
pro-rated to Sarratt (at a rate of 2.12%, which is the percentage of the Three Rivers population who live in the NA) and
equates to 7.6 affordable homes per annum.

68. AECOM’s review of this SHMA suggests that the Affordable Housing need identified is focused on households living in
unsuitable housing and unable to afford to rent in the market. There is some additional analysis on the role of
intermediate housing but the SHMA does not quantify the need (or rather, potential demand) for Affordable Housing
from households who can afford to rent but cannot afford to buy and would prefer to do so. The needs and aspirations
of this group have become a priority of Government in recent years and is now reflected in revisions to the NPPF which
include affordable home ownership products within the definition of Affordable Housing.

69. In order to provide an estimate for those who cannot afford to buy in the market in Sarratt, to complement the SHMA’s
calculation for those who require affordable rented products, AECOM has produced an additional estimate.

70. Table 4-5 estimates the number of households who might need affordable home ownership. This is a simplified
assessment of the needs of these households but considered reasonable and proportionate for the purposes of
neighbourhood planning. These are households who can afford to rent in the market but cannot afford to buy and may
prefer to do so. These households are additional to the 7.6 households per annum identified in the SHMA (although
there may be some overlap at the margins). This estimate suggests there may be potential demand for around 3
affordable home ownership dwellings per annum over the plan period.

71. The total estimated Affordable Housing need over the Plan period 2020-2036 is therefore 122 (rounded) affordable
rented homes and 48 affordable home ownership dwellings.

Table 4-5 : Estimate of the need for affordable home ownership housing, Sarratt

Stage and Step in Calculation Total Description
STAGE 1: CURRENT NEED
1.1 Current number of renters in NA 710.7 Census 2011 number of renters x national % increase to 2018
1.2 Percentage renters on housing
benefit in LA

17.3% % of renters in 2018 on housing benefit (based on LA proportion)

1.3 Number of renters on housing
benefits in NA

12.2 1.1 x 1.2

1.4 Current need (households) 43.9 Current renters minus those on HB and minus 25% assumed to
rent by choice

1.5 Per annum 2.7 1.4/ plan period
STAGE 2: NEWLY ARISING NEED
2.1 New household formation 181.8 LA household projections for plan period (2014 based) pro rated

to NA
2.2 % of households unable to buy but
able to rent

5.9% Current % of households in PRS

2.3 Total newly arising need 10.7 2.1 x 2.2
2.4 Total newly arising need per
annum

0.6 2.3/ plan period

STAGE 3: SUPPLY OF AFFORDABLE HOUSING
3.1 Supply of affordable housing 6.1 Number of shared ownership homes in NA (Census 2011 + new

build to 2018/19)
3.2 Supply - intermediate resales 0.3 3.1 x 5% (assume rate of re-sale)
NET SHORTFALL (OR SURPLUS) PER ANNUM
Shortfall (per annum) 3.0 Shortfall = (Step 1.5 + Step 2.4) – 3.2

Source: AECOM model, using Census 2011, English Housing Survey 2018, CLG 2014 based household projections and net
additions to affordable housing stock. Figures may not sum due to rounding.

72. Affordable housing is typically provided and made financially viable by its inclusion as a proportion of larger market
developments, as guided by Local Plan policy, and implemented by the Local Planning Authority. It should be noted
that Sarratt and other villages are expected to deliver just 1% of Three Rivers’s housing needs overall, and so this
avenue to Affordable Housing provision is unlikely to meet the scale of need identified here and in the SHMA.
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73. However, if the community wishes to boost the supply of affordable housing, there are other, more proactive routes
available for its provision. For example, using community development orders, identifying exception sites or
developing community land trusts are all tried and tested ways of boosting the supply of affordable housing above the
minima indicated by Local Plan policy.

74. It is important to state there is no policy or legal obligation on the part either of the Local Authority or neighbourhood
planners for it to be met in full, either within or outside the Neighbourhood Plan area, though there are tools available to
neighbourhood planners, as outlined above, that can help ensure that it is met to a greater extent if resources permit.

75. It is also important to remember that even after the Sarratt, or indeed any other, Neighbourhood Plan is adopted, the
assessment of need for affordable housing, its allocation to those in need and the management of the housing waiting
list all remain the responsibility of the local authority rather than neighbourhood planners.

76. In this sense, it must be acknowledged that neighbourhood plans are by their nature relatively constrained in terms of
the extent to which they can meet affordable housing need, unless there is a specific policy on the housing supply-side
(e.g. the identification of one or more housing exception sites over and above those required by the Local Plan).

4.5 Tenure Split

77. In terms of the tenure split, it is important to reference Three Rivers’s affordable housing policy, as set out in the adopted
Local Plan, which recommends a balance within any affordable housing provision of 70% Social Rent or Affordable
Rent and 30% affordable home ownership.

78. This balance very closely aligns with the results of the exercise above and that presented in the SHMA. Those
calculations produced a need for 122 affordable rented units and 48 affordable ownership units over the Plan period.
As a proportion of the total of 170 Affordable Housing units, the balance between those figures is 71.7% to 28.3%.

79. The recommended tenure split for Sarratt, based on the calculations above and Three Rivers policy, is presented in
Table 4-6 below. Each headline tenure category is also broken down into sub-tenures in accordance with the evidence
arising from the affordability analysis earlier in this chapter.

Table 4-6: Recommended tenure split (Affordable Housing)

Routes to home ownership, of which 30%

Discounted market sale e.g. starter homes 10%

Shared ownership 20%

Affordable Housing for rent, of which 70%

Social rent 50%

Affordable rent 20%

Source: AECOM calculations

80. The emphasis on affordable rented housing is further justified by the fact that households needing social/affordable
rent have little other choice and have the most urgent housing needs. This group includes homeless households and
families living in temporary accommodation. Social/affordable rented housing meets the need of households on the
lowest incomes. It is likely to be the priority for affordable housing delivery in Sarratt, and the analysis above showed
that single-earners on lower quartile incomes can only afford social rented accommodation. For this reason the
balance between social and affordable rent in the table above is weighted towards social rented provision.

81. However, our affordability analysis and estimate of the demand for affordable home ownership also point to the role
that shared ownership and forms of discounted market housing can play in meeting the needs of those in Sarratt who
do not require social rented accommodation but are unable to meet the unusually high cost of market renting for the
size and type of home they need. For these reasons, the provision of affordable routes to home ownership should be
promoted. Because shared ownership appeared to be the most accessible intermediate tenure in the affordability
analysis, it is weighted higher in the above table than Start Homes and other forms of discounted market housing.
Note that the precise ownership share to be offered in shared ownership products is not something that it is in the
power of neighbourhood planning policies to enforce.

82. While AECOM has made suggestions for the split of different products within the tenure split, though this should be
considered indicative as it will be subject to wider considerations of costs, viability and the availability of funding for
particular products.
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83. Indeed, the precise mix of affordable homes at the site specific level will be influenced by factors other than the scale
of need. The mix will be influenced by viability considerations, the views of Registered Providers including whether
they wish to manage small numbers of affordable homes in a rural location, the existing stock mix and other policy
objectives. It is important to state that the estimates of need in this HNA or elsewhere do not directly determine
affordable housing policies because of these wider policy considerations.

84. The tenure split in Table 4-6 should be considered a guideline for the ideal mix of tenures to be delivered within the
NA. As such, it will be a useful point of reference when planning applications are considered but may not represent
sufficient justification for the tenure split to be enforced precisely through a Neighbourhood Plan policy.

85. Where the neighbourhood planners wish to craft policy that enforces this split more rigidly, it is important that they
liaise with the LPA to gather more detailed income and viability information, and to ensure that departures from the
district-level policy context have the LPA’s support. Another option is to add caveats to the policy in question, to the
effect that the precise mix of affordable housing will be considered on the basis of site-by-size circumstances in
addition to this evidence.

4.6 Conclusions - Tenure and Affordability

86. The current tenure profile of Sarratt is dominated by home ownership at 82% of all households, with the remaining
households evenly split between private and social renting. The number of social rented dwellings declined between
2001 and 2011, likely due to take-up of the Right to Buy scheme, while private renting has become slightly more
common.

87. House prices have grown steadily over the past ten years (to 2018), with semi-detached homes experiencing moderately
greater price rises than other types.

88. The median gross annual household income across the Sarratt area in 2015/16 was £59,200, while the lower quartile
earnings of single-earning households across Three Rivers in 2018 was £15,815, meaning that dual-earning households
on lower quartile incomes can be estimated to have gross total earnings of £31,630.

89. These income levels are compared against the estimated levels of income needed to afford various tenures of housing
in Sarratt. Single-earning households on lower quartile incomes are unable to afford any of the housing tenures under
consideration, and so will be in need of social rented accommodation (the most affordable tenure) or other options
allowing them to make use of housing benefits and other forms of support.

90. For dual-earning households on LQ incomes, most tenures are within reach if those households are able to spend a
slightly higher proportion of their incomes than 30% (used in the estimated here) on housing costs. For this group it is
also apparent that shared ownership dwellings and starter homes are an achievable option that would also help bridge
the wide affordability gap between social renting and private renting (which is unusually costly in Sarratt).

91. Those on median incomes appear to be able to afford all tenures in Sarratt. However, it should be noted that entry-level
market purchase and two-bedroom market rent were under consideration, but higher value market homes were not.
Many of these will remain unaffordable to median earners.

92. Bringing this evidence together, it is apparent that social rented homes for those on the lowest incomes are the greatest
priority in Sarratt, while the supply of affordable routes to home ownership (currently very rare in the area) would also
serve a very useful function in the market. The continued provision of entry-level market homes should be encouraged,
as homes for purchase appear to be within reach of local people, although renting remains expensive – possibly due to
a lack of supply that would be counteracted if more new homes were put up for rent at entry-level prices.

93. The South West Hertfordshire SHMA (2016) identified the need for 357 affordable rented homes per annum in Three
Rivers from 2013-2036. Pro-rating this figure to Sarratt (at a rate of 2.12%, which is the percentage of the Three
Rivers population who live in the NA) gives an estimate of 7.6 affordable homes per annum over the Plan period
needed in Sarratt.

94. An additional estimate undertaken in the HNA calculates that demand for affordable routes to home ownership from
households who cannot afford to buy their own home but cannot afford to rent amounts to 3 households per annum
over the Plan period.

95. The total estimated Affordable Housing need over the Plan period 2020-2036 is therefore 122 (rounded) affordable
rented homes and 48 affordable home ownership dwellings. Given Three Rivers’s strategy for housing delivery, which
suggests that new development in Sarratt should be minimal, it is unlikely that this scale of need will be satisfied through
Affordable Housing contributions from market housing delivery. The Parish Council may therefore consider whether
delivering Affordable Housing through other means, such as an exception site, may be desirable.
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96. The recommended tenure split for Sarratt, based on the HNA and SHMA calculations, and Three Rivers policy, is for
70% of Affordable Housing to be for social or affordable rent, and 30% to be for affordable home ownership products.
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5. RQ 2: Type and Size
RQ 2: What type (terrace, semi, bungalows, flats and detached) and size (number of bedrooms) of housing is
appropriate for the Plan area over the Neighbourhood Plan period?

5.1 Introduction

97. The Sarratt Neighbourhood Plan may include policies informed by evidence on what sizes and types of housing would
be best suited to the local community. This will help ensure that future developments give local people options within
the housing market at all stages of life.

98. Planning Practice Guidance (PPG) recommends a consideration of the existing housing provision and its suitability,
having regard to demographic shifts in age and household composition, to address future, as well as current community
need. For this reason, we firstly consider the type and size of the existing housing stock in Sarratt. Demographic shifts
in age and household composition will then be considered. Finally, the future demand for housing by size and type is
determined by applying future demographic projections to the way different household types occupy their dwellings
currently.

5.2 Existing types and sizes

5.2.1 Background and definitions

99. Before beginning our consideration of dwelling type and size, it is important to understand how different types of
households occupy their homes. Crucially, and unsurprisingly, household ‘consumption’ of housing (in terms of housing
size) tends to increase alongside wages, with the highest earning households consuming relatively more (i.e. larger)
housing than those on lower incomes. Similarly, housing consumption tends to increase, alongside wealth, income, and
age, such that older households tend to have larger homes than younger households, often as a result of cost and
affordability.

100. In this context, even smaller households (those with fewer than three inhabitants) may be able to choose to live in larger
homes than they require, and would be defined in Census terms as under-occupying their homes. This is a natural
feature of the housing market, and can distort considerations of future housing needs, with market dynamics and signals
giving a very different picture to demographics, household type and size.

101. In order to understand the terminology surrounding dwelling size analysis, it is important to note that the number of
rooms recorded in Census data excludes some rooms such as bathrooms, toilets and halls. Dwelling size data is
collected by determining the number of rooms being occupied by each household. In the section that follows, ‘dwelling
sizes’ can be translated as follows9:

• 1 room = bedsit
• 2 rooms = flat/house with one bedroom and a reception room/kitchen
• 3 rooms = flat/house 1-2 bedrooms and one reception room and/or kitchen
• 4 rooms = flat/house with 2 bedroom, one reception room and one kitchen
• 5 rooms = flat/house with 3 bedrooms, one reception room and one kitchen
• 6 rooms = house with 3 bedrooms and 2 reception rooms and a kitchen, or 4 bedrooms and one reception

room and a kitchen
• 7+ rooms = house with 4 or more bedrooms

102. It is also useful to clarify the Census terminology around dwellings and households spaces. These can be confusing
where different terminologies such as flats, apartments, shared and communal dwellings, and houses in multiple
occupation, are used. Dwellings are counted in the Census by combining address information with Census returns on
whether people’s accommodation is self-contained.10 As such, all dwellings are classified into either “shared” or
“unshared” dwellings. Household spaces make up the individual accommodation units forming part of a shared dwelling.

103. The key measure of whether a dwelling is shared or unshared relates to the Census’ definition of a household. A
household is defined as “One person living alone or a group of people (not necessarily related) living at the same
address who share cooking facilities and share a living room or sitting room or dining area.”11 On this basis, where

9 At https://www.nomisweb.co.uk/census/2011/qs407ew
10 At https://www.gov.uk/guidance/dwelling-stock-data-notes-and-definitions-includes-hfr-full-guidance-notes-and-returns-form
11 Ibid.
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unrelated residents of a dwelling share rooms other than a kitchen, this would be considered a single household in an
unshared dwelling, whilst where only a kitchen is shared, each resident would be considered their own household, and
the dwelling would be considered shared.

5.2.2 Dwelling type

104. The 2011 Census shows that there were 788 households in Sarratt, living in 482 detached houses, 161 semi-
detached, 118 terraced houses, and 53 flats. Table 5-1 below shows that the housing type mix in Sarratt is very
different from that of Three Rivers and England. Sarratt has more than double the percentage of detached houses –
the Parish’s most common dwelling type by far – than either Three Rivers or England. Accordingly, the percentage of
every other dwelling type in Sarratt is much lower than the two comparator areas. In particular, Sarratt’s proportion of
flats is less than a third of the England and district averages.

Table 5-1: Accommodation type (households), Sarratt 2011

Dwelling type Sarratt Three Rivers England

Whole house or bungalow Detached 57.8% 26.3% 22.4%

Semi-detached 19.3% 35.0% 31.2%

Terraced 14.1% 19.1% 24.5%

Flat, maisonette or
apartment

Purpose-built block of flats or
tenement 4.3% 16.7% 16.4%

Parts of a converted or shared
house 1.3% 1.1% 3.8%

In commercial building 0.8% 1.0% 1.0%

Source: ONS 2011, AECOM Calculations

5.2.3 Dwelling size

105. Table 5-2 below sets out the distribution of the number of rooms by household space. The housing stock in Sarratt is
characterised by generally larger dwellings than that of Three Rivers, with greater proportions than the district of all size
categories with seven or more rooms, and lower proportions of two- to six- room dwellings. Most striking is the
percentage of dwellings with nine or more rooms, of which Sarratt has more than double than the district.

Table 5-2: Number of rooms per household in Sarratt, 2011

2011 2011

Number of Rooms Sarratt Three Rivers

1 Room 0.0% 0.4%

2 Rooms 0.6% 2.1%

3 Rooms 7.4% 9.6%

4 Rooms 10.7% 17.6%

5 Rooms 14.5% 21.5%

6 Rooms 17.6% 19.2%

7 Rooms 13.2% 10.9%

8 Rooms or more 11.2% 7.8%

9 Rooms or more 24.9% 10.8%

Source: ONS 2011, AECOM Calculations

106. It is also relevant to consider how the number of rooms occupied by households changed between the 2001 and 2011
Censuses. The evolution of Sarratt’s dwelling mix in terms of size again diverges strongly from trends observed for the
wider geographies of Three Rivers and England. One notable change from the 2001 Census is that Sarratt’s proportion
of two-room dwellings decreased by 16.7%, whereas the comparator geographies saw notable growth in this category.
However, a similar trend was observed for five-room dwellings. It is remarkable overall how many dwelling size
categories experienced a decrease between 2001 and 2011 in Sarratt. This is most likely due to a low rate of new
building, combined with the extension and reconfiguration of existing dwellings.
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Table 5-3: Rates of change in number of rooms per household in Sarratt, 2001-2011

Number of Rooms Sarratt Three Rivers England

1 Room 0.0% -18.6% -5.2%

2 Rooms -16.7% 17.3% 24.2%

3 Rooms 18.4% 20.4% 20.4%

4 Rooms -13.4% 0.3% 3.5%

5 Rooms -24.0% -2.1% -1.8%

6 Rooms 1.5% -5.9% 2.1%

7 Rooms -13.3% 13.2% 17.9%

8 Rooms or more 19.3% 21.2% 29.8%

Source: ONS 2001-2011, AECOM Calculations

107. Returning to the most recent Census data, it is also useful to consider data pertaining to the number of bedrooms in
each dwelling. Table 5-4 below summarises the proportion of households occupying each size of home in terms of the
number of bedrooms. This data further emphasises the fact that dwellings in Sarratt are generally larger than those
across Three Rivers and England as a whole.

Table 5-4: Number of bedrooms in household spaces in Sarratt, 2011

Bedrooms Sarratt Three Rivers England

All categories: no. of
bedrooms 788 100.0% 35,108 100.0% 22,063,368 100.0%

No. bedrooms 0 0.0% 55 0.2% 54,938 0.2%

1 bedroom 58 7.4% 3,848 11.0% 2,593,893 11.8%

2 bedrooms 155 19.7% 8,576 24.4% 6,145,083 27.9%

3 bedrooms 260 33.0% 13,902 39.6% 9,088,213 41.2%

4 bedrooms 196 24.9% 5,974 17.0% 3,166,531 14.4%

5 or more bedrooms 119 15.1% 2,753 7.8% 1,014,710 4.6%

Source: ONS 2011, AECOM Calculations

5.3 Household composition and age structure

108. Having established the current stock profile of Sarratt and identified recent changes in its composition, the evidence
assembled below examines the composition and age structure of households in the 2011 Census and in future years.
Through a consideration of the types of households projected to form over the Neighbourhood Plan period, and the mix
of age groups suggested by demographic projections, it becomes possible to consider the size of housing needed in
the Neighbourhood Plan area by the end of the planning period.

5.3.1 Age structure

109. The 2011 Census data reveals that Sarratt has a higher percentage of people over the age of 45 than both wider
geographies, and a lower percentage of people aged 44 or younger (see Figure 5-1 below). Sarratt’s proportion of those
between 45-84 is substantially larger than Three Rivers, whereas it is substantially lower in the 25-44 bracket.
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Figure 5-1: Age structure in Sarratt, 2011

Source: ONS 2011, AECOM Calculations

110. In terms of the changing age structure of the population, Census data shows that since 2001 Sarratt’s population has
seen a modest decline in its proportion of children and young adults (see Table 5-5 below). Most noticeable is the 25-
44 range, which shrunk at a rate of more than four times that of Three Rivers.

111. Interestingly, there has been only a slight increase in those aged between 65 and 84 as compared with wider
geographies. However, given the large population of those aged 45-84 currently, these age groups can be expected to
expand significantly in future (or to already have done so during the nine years since the 2011 Census).

Table 5-5: Rate of change in the age structure of Sarratt population, 2001-2011

Age group Sarratt Three Rivers England

0-15 -3.6% 2.4% 1.2%

16-24 -7.3% 13.7% 17.2%

25-44 -14.5% -3.6% 1.4%

45-64 3.2% 13.9% 15.2%

65-84 5.4% 5.6% 9.1%

85 and over 4.2% 19.1% 23.7%

Source: ONS 2001-2011, AECOM Calculations

5.3.2 Household composition

112. Household composition (ie. the mix of adults and children in a dwelling) is an important factor in driving the size (and to
an extent, the type) of housing needed over the Neighbourhood Plan period.

113. In assessing Census data on household composition, we see that Sarratt differs from Three Rivers in that there are
more households with families aged 65 or over and with no children, and fewer single person households under the age
of 65 (Table 5-6). Note that non-dependent children refer to households in which adult children are living at home, or
which students still call their primary residence despite living for most of the year near to university.
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Table 5-6: Household composition (by household), Sarratt, 2011

Household composition Sarratt Three Rivers England

One person household Total 25.5% 27.7% 30.2%

Aged 65 and over 14.5% 12.6% 12.4%

Other 11.0% 15.1% 17.9%

One family only Total 68.0% 66.1% 61.8%

All aged 65 and over 13.1% 8.9% 8.1%

With no children 20.8% 16.5% 17.6%

With dependent children 23.9% 29.8% 26.5%

All children Non-Dependent12 10.3% 10.9% 9.6%

Other household types Total 6.5% 6.2% 8.0%

Source: ONS 2011, AECOM Calculations

114. Again, it is relevant to consider rates of change in this indicator during the period between Censuses. Between 2001
and 2011 the proportion of one person households in Sarratt increased at a slower rate than Three Rivers, while the
number of family households declined overall while remaining stable at both wider geographies (see Table 5-7 below).

115. Although the trend in Sarratt is therefore towards more single occupancy of households, it is perhaps surprising that the
growth in this category is driven by those aged under 65. This is also the case at both wider geographies.

116. Sarratt’s population of other household types (such as multi-family and shared households) grew at the same time as
that category expanded in both the District and England. This is understood to be due to the rising frequency of house
sharing and student living across the country and especially in cities – though this trend that is not frequently seen in
rural areas.

Table 5-7: Rates of change in household composition, Sarratt, 2001-2011

Household type Percentage change, 2001-2011

Sarratt Three Rivers England

One person
household Total 3.6% 8.5% 8.4%

Aged 65 and over -4.2% -8.9% -7.3%

Other 16.0% 29.3% 22.7%

One family only Total -5.0% 2.8% 5.4%

All aged 65 and over -15.6% -7.2% -2.0%

With no children -9.4% -4.6% 7.1%

With dependent children 9.9% 8.7% 5.0%

All children non-
dependent -10.0% 9.3% 10.6%

Other household
types Total 18.6% 13.7% 28.9%

Source: ONS 2001-2011, AECOM Calculations

117. Seen in the context of Sarratt’s comparatively large stock of dwellings, the trends towards ageing and single
occupancy point toward a need for smaller dwellings. This hypothesis will be tested in the sections below.

12 Refers to households containing children who are older than 18 e.g students or young working people living at home.
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5.4 Dwelling mix determined by life-stage modelling

118. Recognising the fact that households of different ages may have different housing needs, the housing mix needed to
meet demographic change by the end of the Plan period is estimated by an approach based on current occupation
patterns – that is, the propensity of households of different ages to occupy different types of accommodation – will
persist into the future. For example, projected growth in households aged under 24 will lead to an increase in the need
for the type of housing currently occupied by households of that age.

119. It is important to keep in mind that this exercise provides an estimate based on demographic trends and occupancy
patterns alone. It does not take into account income and wealth, other than in an indirect way through the propensity of
households to occupy more or less space than they ‘need’. This approach also embeds existing patterns of occupancy
which may or may not be desirable. This is particularly important to keep in mind in areas where housing affordability
has worsened because it may mean that many households are forced to occupy less space than they need or want.

120. However, no data on housing size occupation by age of the Household Reference Person (HRP- a more modern term
for ‘head of household’) is available at neighbourhood level. For this reason, LPA-level data needs to be used as the
closest proxy.

121. Figure 5-2 below sets out the relationship in the 2011 Census at district level between the age of the HRP and the size
of dwelling occupied. This provides the starting point for determining the most appropriate dwelling size mix by the end
of the Neighbourhood Plan period.

122. The data shows that while a majority of Three Rivers residents under the age of thirty live in one- or two-bedroom
dwellings, the proportion of households occupying these smaller dwellings declines steeply as households age, until
they are again occupied by a majority of households only from the age of 85 onwards. Three-bedroom dwellings are
the most common dwelling size for ten of the 14 age bands considered here. The occupation of dwellings with four or
more bedrooms follows a similar pattern to that of two-bedroom dwellings, but peaks at the ages of 50-54, while the
occupation of one-bedroom dwellings is consistently low, in accordance with the fact that only 11% of dwellings in Three
Rivers contain just one bedroom.

Figure 5-2: Age of household reference person by dwelling size in Three Rivers District Council, 2011

Source: ONS 2011, AECOM Calculations

123. Household projections provided by MHCLG are then used to understand the future distribution of households by the
age of the HRP. Again, this data is only available at the district level and for the years 2014 and 2039. Therefore, the
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distribution of households by the age of the HRP would be in 2036 (i.e. the end of the Neighbourhood Plan period) is
estimated and provided in red in Table 5-8 below.

Table 5-8: Projected distribution of households by age of HRP, Three Rivers District Council

Year Age of HRP 24
and under

Age of HRP 25
to 34

Age of HRP 35
to 54

Age of HRP 55
to 64

Age of HRP 65
and over

2011 584 3,965 14,791 6,344 9,424

2014 560 3,977 15,092 6,134 10,625

2036 578 3,697 16,650 8,249 16,973

2039 581 3,659 16,863 8,538 17,839

Source(s): MHCLG 2014-based household projections, ONS 2011, AECOM Calculations

124. It is then necessary to extrapolate from this district-level data an estimate of the corresponding change in the age
structure of the population in Sarratt. To do so, the percentage increase expected for each group across Three Rivers
District Council, derived from the data presented above is mapped to the population of Sarratt. The results of this
calculation are given in Table 5-9 below. It is here that we see most clearly the different growth rates expected for
different age groups, with the youngest households in decline and the oldest households increasing the fastest.

Table 5-9: Projected distribution of households by age of HRP, Sarratt

Year Age of HRP 24
and under

Age of HRP 25
to 34

Age of HRP 35
to 54

Age of HRP 55
to 64

Age of HRP 65
and over

2011 2 39 273 192 282

2014 2 39 279 186 318

2036 2 36 307 250 508

% change 2011-
2033 -1% -7% 13% 30% 80%

Source: AECOM Calculations

125. To complement the two stages in Table 5-10 below sets out the distribution of dwellings of different sizes according to
the age of the HRP as they appeared in Census 2011. This provides the basis for a modelled estimate of the proportion
of dwelling sizes that will be occupied by each age band across Three Rivers District Council by the end of the plan
period. This is the same data presented in Figure 5-2 above, but with fewer age band groupings used.

Table 5-10: Age of household reference person to size, grouped, Three Rivers District Council, Census 2011

Size Age of HRP 16 to
24

Age of HRP 25 to
34

Age of HRP 35 to
54

Age of HRP 55 to
64

Age of HRP 65
and over

1 bedroom 38.3% 18.3% 7.5% 8.6% 13.9%

2 bedrooms 41.9% 43.2% 20.6% 17.9% 25.9%

3 bedrooms 16.4% 30.5% 42.4% 41.2% 39.4%

4 bedrooms 2.2% 5.4% 20.0% 21.5% 15.1%

5+ bedrooms 1.2% 2.5% 9.5% 10.9% 5.8%

Source(s): MHCLG 2014-based household projections, ONS 2011, AECOM Calculations

126. Finally, having established the likelihood shown by households at different life-stages to occupy dwellings of different
sizes, and the approximate number of households in Three Rivers District Council and Sarratt falling into each of these
stages by the end of the Plan period in 2036, it is possible to estimate how Sarratt’s housing stock should evolve in
terms of size over the Neighbourhood Plan period in response to demographic change.

127. Table 5-11 below takes in turn each projected age group in 2036, estimating how many of the households in that age
bracket will want or need to occupy each size of dwelling. This is repeated for each age bracket and added together to
arrive at an estimation of what proportion of each size of dwelling will be required overall.

128. It is clear that the dominant age group of those aged 65 and over (who have started to occupy smaller dwellings than
the second biggest group – those aged 35-54) has the greatest impact on the need for dwellings of different sizes.
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Table 5-11: Likely dwelling size distribution in Sarratt by the end of the Plan period, based on modelled
household life-stages (totals may not sum due to rounding)

Size Age of HRP
16 to 24

Age of HRP
under 35

Age of HRP
35 to 54

Age of HRP
55 to 64

Age of HRP
65 and over

Total
households
requiring
dwelling
sizes

Households
(1,103) 2 36 307 250 508 -

1 bedroom 1 7 23 21 71 122

2 bedrooms 1 16 63 45 131 256

3 bedrooms 0 11 130 103 200 444

4 bedrooms 0 2 62 54 77 194

5+ bedrooms 0 1 29 27 29 87

Source: Census 2011, AECOM Calculations. Figures may not sum due to rounding

129. It is now possible to compare the 2011 housing mix in terms of size with the projected requirement based on the
estimates set out in Table 5-11 above.

130. Table 5-12 below indicates that, by 2036, the size distribution of dwellings in Sarratt should be more focused on the
smaller end of the size spectrum than it is currently, with the proportions of homes with one to three bedrooms needing
to increase and the proportions of homes with four or more bedrooms in lower demand.

Table 5-12: 2011 housing sizes compared to likely distribution at end of Plan period, Sarratt

Number of bedrooms 2011 2036

1 bedroom 58 7.4% 122 11.1%

2 bedrooms 155 19.7% 256 23.2%

3 bedrooms 260 33.0% 444 40.3%

4 bedrooms 196 24.9% 194 17.6%

5 or more bedrooms 119 15.1% 87 7.9%

Total households 788 100.0% 1,103 100.0%

Source: Census 2011, AECOM Calculations

131. Table 5-13 below sets out the estimated misalignment between future demand for housing, based on the modelled
preferences of households at different life-stages, and the current stock available in the Neighbourhood Plan area.

Table 5-13: Future potential misalignments of supply and demand for housing, Sarratt

Number of
bedrooms 2011 2036 Change to housing

mix
Recommended
split

1 bedroom 58 122 64 18.4%

2 bedrooms 155 256 101 28.8%

3 bedrooms 260 444 184 52.8%

4 bedrooms 196 194 -2 0.0%

5 or more bedrooms 119 87 -32 0.0%

Source: AECOM Calculations

132. Note that the changes to the housing mix given above for four or more bedroom dwellings are negative numbers.
Because in light of the national and local housing shortage, it is rarely advisable or practicable to remove dwellings from
the available stock, as would otherwise be suggested here for dwellings with three or more bedrooms, we have instead
set the recommended split at 0% rather than a negative number, and rebalanced the other sizes as percentages of the
additional dwellings they represent in total.
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133. The results of this exercise suggest that, to accommodate the changing age structure of the population, around half of
new homes should have three bedrooms, with the remaining half split between homes with one and two bedrooms. The
model indicates that no further dwellings with four or more bedrooms are required.

134. Efforts to change the dwelling mix in this smaller direction would help to allow a growing older cohort of households to
rightsize within their existing community if they wish to, and younger people to be able to move into suitably sized first
homes, while leaving enough of the larger existing homes to meet demand from families and the still-prominent 35 to
54 age group.

135. However, this recommendation should be applied with a degree of flexibility because it may not be reasonable in
practice strictly to limit the provision of dwellings with four or more bedrooms, and in fact, such a restriction has the
potential to negatively impact the viability of sites that could help to deliver Affordable Housing or other community
priorities. It should also be noted that this report is concerned with demand in the sense of need rather than in the
sense of the preferences of potential occupants, which will likely include demand for larger homes. There may also be
good reasons to deliver larger properties in the NA as part of a housing mix strategy in the district as a whole

5.5 SHMA findings

136. The 2016 South West Hertfordshire Strategic Housing Market Assessment (SHMA), having conducted a similar exercise
for the whole of Three Rivers, found that future housing need can be expected to shift towards a requirement for smaller
dwellings relative to the distribution of existing housing. This is understandable given the fact that household sizes are
expected to fall slightly in the future – particularly as a result of a growing older population living in smaller households.

137. The recommended dwelling size mix for Three Rivers is reproduced in Table 5-14 below. While this recommendation
is similar to the HNA recommendation for Sarratt in the proportions of two- and three-bedroom homes needed
(27.8%/28.8% and 52.8%/41.5% respectively), the district mix places a greater emphasis on larger homes and a lower
emphasis on smaller ones than the HNA model. This is amply explained by the significant difference in the existing
dwelling stock in Sarratt, which includes a much higher proportion of larger homes already. It is therefore logical that
Sarratt requires fewer new large properties than Three Rivers.

Table 5-14: Estimated dwelling requirement by number of bedrooms for Three Rivers (2013-2036)

Number of bedrooms % of new dwellings required

1 bedroom 7.7%

2 bedrooms 27.8%

3 bedrooms 41.5%

4 or more bedrooms 23.0%

Source: 2016 SHMA

5.6 Conclusions- Type and Size

138. This analysis provides an indication of the likely need for different types and sizes of homes based on demographic
change. It is important to remember that other factors should be considered in determining the dwelling mix that is
required for Sarratt or on any particular site. These include the characteristics of the existing stock of housing, the role
of the NA or site within the wider housing market area (linked to any Local Planning Authority strategies) and site specific
factors which may justify a particular dwelling mix.

139. In terms of Sarratt’s existing stock of housing, the data shows that the proportion of detached homes is more than
double that of Three Rivers or the national average, while all other dwelling types exist at correspondingly lower
proportions. For example, Sarratt has less than a third the proportion of flats as Three Rivers.

140. Strongly linked to this finding is the fact that Sarratt has generally larger dwellings than Three Rivers, with greater
proportions of all size categories above six rooms, and lower proportions of all smaller dwelling sizes. In particular,
Sarratt has a persistent lack of one- and two-room units.

141. In terms of demographics, Sarratt has a substantially higher percentage of residents over the age of 45, and a lower
percentage of those 44 or younger, compared to Three Rivers and the national average. Though Census data shows
that this trend has been exacerbated since 2001, the current population of those around the age of 65 is likely to result
in yet more apparent ageing over the Plan period.
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142. Seen in the context of Sarratt’s comparatively large stock of dwellings, trends towards older households and single
occupancy may warrant a Neighbourhood Plan policy intervention to restrict the future supply of larger dwellings to
some extent. It may also be the case that the declining number of families in Sarratt is a function of the limited number
of dwellings that are both appropriately-sized and affordable to younger families, so it may be beneficial also to
encourage the provision of mid-sized housing suitable for this demand segment.

143. The results of a life-stage modelling exercise, which looks at the sizes of dwelling occupied by different age groups
and projects the growth and decline of those age groups over the Plan period in order to understand what should be
built, corroborates this finding. The recommended size mix of new housing focuses on dwellings of three bedrooms
(around 50%) and those with one (20%) and two (30%) bedrooms, further suggesting that no further large dwellings
are needed.

144. This model, however, operates on the assumption that households can and will wish to move freely around the stock
of existing housing, which is not a realistic prospect. It is natural, then, that demand should continue for some larger
dwellings. The provision of larger homes should not be inhibited entirely (though some of that demand will be met by
natural churn within the market), but to the extent that the neighbourhood plan may be used to influence the size mix
of housing coming forward, smaller homes should be the priority.

145. In terms of the types of dwellings required, some unmet demand for generally more affordable dwelling types
presently lacking in Sarratt, such as terraced homes, should be addressed. The size recommendation for two- and
two-bedroom homes would help to achieve this. It is also advisable to promote the delivery of bungalows or other
forms of age appropriate housing in order to meet the needs of the ageing population and to reflect the fact that other
smaller dwelling types, such as apartments, may not in practice be popular market propositions in a rural parish like
Sarratt.



AECOM

Sarratt Neighbourhood Plan Housing Needs Assessment

32

6. Conclusions

6.1 Overview

147. Table 6-1 below sets out in full the conclusions and recommendations of this Neighbourhood Plan housing needs
assessment, based on the evidence reviewed and analysed.

Table 6-1: Summary of study findings specific to Sarratt with a potential impact on Neighbourhood Plan
housing policies

Issue Evidence Recommendations

Housing tenure and
affordability

82% of occupied dwellings in Sarratt are
owned, with social and private renting
comprising a relatively even proportion of
the remainder.

The median gross annual household
income across the Sarratt area in 2015/16
was £59,200, while the lower quartile
earnings of single-earning households
across Three Rivers in 2018 was £15,815,
meaning that dual-earning households on
lower quartile incomes can be estimated to
have gross total earnings of £31,630.

Single-earning households on lower quartile
incomes are unable to afford any of the
housing tenures under consideration, dual-
earning households can access the majority
of tenures if they are able to spend a higher
proportion than 30% of their income on
housing costs, and median earning
households can afford all of the tenures
considered.

It is estimated that 122 households will be in
need of affordable rented housing, and 48
households in need of affordable ownership
options during the Plan period.

It is apparent that social rented homes for
those on the lowest incomes are the
greatest priority in Sarratt, while the supply
of affordable routes to home ownership
(currently very rare in the area) would help
bridge the wide affordability gap between
social renting and private renting.

The continued provision of entry-level
market homes should be encouraged, as
homes for purchase appear to be within
reach of local people, although renting
remains expensive – possibly due to a lack
of supply that would be counteracted if more
new homes were put up for rent at entry-
level prices.

Given Three Rivers’s strategy for housing
delivery, which suggests that new
development in Sarratt should be minimal, it
is unlikely that the scale of Affordable
Housing need identified will be satisfied
through Affordable Housing contributions
from market housing delivery. The Parish
Council may therefore consider whether
delivering Affordable Housing through other
means, such as an exception site, may be
desirable.

The recommended balance within
Affordable Housing, based on the HNA and
SHMA calculations, and Three Rivers
policy, is for 70% of Affordable Housing to
be for social or affordable rent, and 30% to
be for affordable home ownership products.
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Issue Evidence Recommendations

Housing type and
size

The proportion of detached homes in Sarratt
is more than double that of Three Rivers or
the national average. The NA is also
characterized by generally larger homes
than the wider district.

Sarratt has a substantially higher
percentage of residents over the age of 45,
and a lower percentage of those 44 or
younger, compared to Three Rivers and the
national average. Though Census data
shows that this trend has been exacerbated
since 2001, the current population of those
around the age of 65 is likely to result in
further ageing over the Plan period.

Seen in the context of Sarratt’s
comparatively large stock of dwellings,
trends towards older households and single
occupancy may warrant a Neighbourhood
Plan policy intervention to restrict the future
supply of larger dwellings to some extent.

The recommended size mix of new housing
in Sarratt focuses on dwellings of three
bedrooms (around 50%) and those with one
(20%) and two (30%) bedrooms, further
suggesting that no further large dwellings
are needed.

The provision of larger homes should not be
inhibited entirely (though some of that
demand will be met by natural churn within
the market), but to the extent that the
neighbourhood plan may be used to
influence the size mix of housing coming
forward, smaller homes should be the
priority.

In terms of the types of dwellings required,
some unmet demand for generally more
affordable dwelling types presently lacking
in Sarratt, such as terraced homes, should
be addressed. The size recommendation for
two- and two-bedroom homes would help to
achieve this.

6.2 Recommendations for next steps

148. This Neighbourhood Plan housing needs assessment aims to provide Sarratt with evidence on a range of housing
trends and issues from a range of relevant sources. We recommend that the neighbourhood planners should, as a next
step, discuss the contents and conclusions with Three Rivers District Council with a view to agreeing and formulating
draft housing policies, bearing the following in mind:

• All Neighbourhood Planning Basic Conditions, but in particular the following: Condition A, namely that the
Neighbourhood Plan has regard to national policies and advice contained in guidance issued by the Secretary
of State; Condition D, that the making of the Neighbourhood Plan contributes to the achievement of sustainable
development; and Condition E, which is the need for the Neighbourhood Plan to be in general conformity with
the strategic policies of the adopted development plan;

• The views of Three Rivers District Council – in particular in relation to the quantity of housing that should be
planned for;

• The views of local residents and other relevant local stakeholders, including housing developers and estate
agents;

• The numerous supply-side considerations, including local environmental constraints, the location and
characteristics of suitable land, and any capacity work carried out by Three Rivers District Council, including
but not limited to the Strategic Housing Land Availability Assessment (SHLAA);

• The recommendations and findings of this study; and

• The impact of the Government’s Standard Methodology on calculating housing need for Three Rivers District
Council and the neighbourhood plan areas within it.

149. This assessment has been provided in good faith by AECOM consultants on the basis of housing data, national
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guidance and other relevant and available information current at the time of writing.

150. Bearing this in mind, it is recommended that the Neighbourhood Plan steering group should monitor carefully strategies
and documents with an impact on housing policy produced by the Government, Three Rivers District Council or any
other relevant party and review the Neighbourhood Plan accordingly to ensure that general conformity is maintained.

151. At the same time, monitoring on-going demographic or other trends over the Neighbourhood Plan period will help ensure
the continued relevance and credibility of its policies.
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Appendix A : Calculation of Affordability Thresholds

A.1 Assessment geography

1. As noted in the Tenure and Affordability chapter above, affordability thresholds can only be calculated on the basis of
data on incomes across the Neighbourhood Plan area. Such data is available at MSOA level but not at the level of
neighbourhood plan areas.

2. As such, when calculating affordability thresholds, an MSOA needs to be selected that is a best-fit proxy for the
Neighbourhood Plan area. In the case of Sarratt, it is considered that MSOA E02004958 is the closest realistic proxy
for the Neighbourhood Plan area boundary, and as such, this is the assessment geography that has been selected.
Note that while the MSOA is dominated by Sarratt Parishes, it also includes a few other small neighbouring parishes.
As no smaller geography is available for local income data, this is the most robust available proxy. A map of the MSOA
appears below in Figure A-1.

Figure A-1: MSOA E02004958 used as a best-fit geographical proxy for the Neighbourhood Plan area

Source: ONS

A.2 Market housing

3. Market dwellings for sale and rent are increasingly accessible only to people on higher incomes. Choices in the
housing market are driven principally by spending power, life stage, and personal taste.

4. The operation of the housing market is, in most circumstances, the best means of addressing the demand for different
types of housing for sale. For this reason, it is important that planning policy does not place unnecessary burdens on
the market that prevent its ability to respond to demand.

5. In this sense, the notion of development viability is essential. It is important not to deter development in the context of
clear housing need; to do so will not only frustrate the delivery of new housing but also may deprive the community of
resources for infrastructure improvements.
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6. To determine affordability in market housing, we consider two primary indicators: income thresholds, which denote the
maximum share of a family’s income that should be spent on accommodation costs, and purchase thresholds, which
denote the standard household income required to access mortgage products.

i) Market sales

7. The starting point for calculating the affordability of a dwelling for sale (i.e. the purchase threshold) from the
perspective of a specific household is the loan to income ratio which most mortgage companies are prepared to
agree. This ratio is conservatively estimated to be 3.5.

8. To produce a more accurate assessment of affordability, both the savings available for a deposit and the equity in the
home from which the buyer is moving (if not a first-time buyer) should be taken into account. However, this data is not
available for Sarratt. As such, a reasonable assumption is therefore made that a 10% purchase deposit is available to
the prospective buyer.

9. The value of an entry-level dwelling is considered the best representation of the segment of market housing most
likely to be accessible to those on lower incomes.13 The value of an entry level dwelling used here is the lower quartile
average house price from sales data from Land Registry over the year 2018. Though this is not necessarily reflected
in the currently available properties on the local market, the larger sample size across 2018 as a whole and the
difference between paid prices as recorded by Land Registry and asking prices visible on the market, render the 2018
Land Registry data more accurate for the purpose of this calculation.

10. The calculation is as follows:

• Value of an entry level dwelling = £160,000;

• Purchase deposit = £16,000 @10% of value;

• Value of dwelling for mortgage purposes = £144,000;

• Loan to income ratio = value of dwelling for mortgage purposes divided by 3.5;

• Purchase threshold (i.e. annual income needed to afford entry-level market housing) = £41,143.

ii) Private Rented Sector (PRS)

11. Income thresholds are used to calculate the affordability of rented and affordable housing tenures. Households are
deemed able to afford a private rent property if the lower quartile private rent does not exceed 30% of net household
income.

12. It is assumed that lower quartile private rent equates to the average rent paid in the Neighbourhood Plan area for a two-
bedroom dwelling (enough living space for two or three individuals). In order to be in conformity with the Government
guidance on overcrowding,14 such a home would require three habitable rooms (a flat or house with two bedrooms).

13. The property website Home.co.uk shows rental values for property in the Neighbourhood Plan area. The best available
data is derived from properties available for rent within the WD3 postcode area, which does not align exactly with the
Plan area itself but can be used as a reasonable proxy for it. Moreover, because covers forms a larger geography with
a greater number of rental properties offered, the larger sample size is likely to generate more robust findings.

14. According to Home.co.uk, there are 20 two-bedroom properties currently listed for rent across the plan area, with an
average rent of £1,389 per calendar month. This is significantly higher than the median rent for Three Rivers as a whole
cited in the SHMA of £963. However, the SHMA data is from 2014, since which time rents are likely to have increased,
and is the overall median – not the two-bedroom average. Additionally the rural WD3 rural area has higher housing
costs than the wider district, which includes urban centres with smaller and less expensive units.

15. It is possible to derive from this data the estimated income threshold for private rental sector dwellings in the
Neighbourhood Plan area; the calculation is therefore:

• Annual rent = £1,389 x 12 = £16,668;

13 ‘Entry-level dwelling’ can be understood to comprise a property that costs the average value of dwellings falling into the lower quartile of
house prices in the Neighbourhood Plan area, as set out in the Tenure and Affordability chapter above.
14 This is based on the concept of the ‘room standard’, which indicates a dwelling is legally overcrowded if two people of the opposite sex
have to share a room to sleep in (this does not apply when couples share a room). See:
http://england.shelter.org.uk/housing_advice/repairs/overcrowding
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• Multiplied by 3.33 (so that no more than 30% of income is spent on rent) = income threshold of £55,504.

A.3 Affordable Housing

16. There is a range of tenures that constitute the definition of Affordable Housing within the 2019 NPPF: social rent and
affordable rent, starter homes, discounted market sales housing, and other affordable routes to home ownership.

17. This variety of tenures reflects an ambition by the Government to provide a pathway to home ownership for more
sectors of the population, as well as introducing market principles into the provision of subsidised housing for rent.
The aim is to divide affordable housing into a series of products designed to appeal to different sectors of the market
and, by changing eligibility criteria, bring rents closer in line with people’s ability to pay.

18. Each of the Affordable Housing tenures is considered in turn below.

i) Social rent

19. Rents in socially rented properties reflect a ‘formula rent’ based on a combination of individual property values and
average earnings in each area, resulting in substantial discounts to market rents. As such, this tenure is suitable for the
needs of those on low incomes and is subject to strict eligibility criteria.

20. To determine social rent levels, we used the data and statistical return from Homes England. This data is only available
at the Local Authority level so Three Rivers must act as a proxy for Sarratt. This data provides information about rents
and the size and type of stock owned and managed by private registered providers and is presented for Three Rivers
in the table below.

21. To determine the income needed, we continue to operate on the assumption that no more than 30% of income should
be spent on rent. The two-bedroom income threshold of £19,629 is taken forward for the analysis in the Tenure chapter
for consistency with the two-bedroom market rental and entry-level market purchase indicators used.

Table A-1: Social rent levels (£)

Size 1 bed 2 beds 3 beds 4 beds

Average weekly
social rent £93.17 £113.36 £127.28 £139.52

Annual average £4,845 £5,895 £6,619 £7,255

Income needed £16,133 £19,629 £22,040 £24,159

Source: Homes England, AECOM Calculations

ii) Affordable rent

22. Affordable rent is controlled at no more than 80% of the local market rent. As we have seen, the annual entry-level
rent in Sarratt is £16,668. In the event of a 20% reduction in rent to £13,334, the income threshold would reduce to an
estimated £44,402. This tenure is usually only accessible to those on local authority and housing association waiting
lists.

23. However, although affordable rent at 80% of market rent is permitted, in practice most registered providers seek to
cap rents so that they are affordable to those on universal credit, which is the group of people who will be accessing
this tenure. This may be done by determining a percentage of the maximum benefit available to a household that
should be spent on housing costs: for example, it might be set at 40% of the maximum universal credit amount of
£20,000, meaning that affordable rent for larger homes for families would be capped at £8,000 per year.

24. Given that the cost of renting is so high in Sarratt, and the income required exceeds that needed to purchase an entry-
level dwelling, it is very unlikely that the 20% discount on market rents will be realistic and applied in Sarratt. Because
registered providers’ approach will differ across the area and is not published, another indicator is used.

25. Three Rivers’s Local Housing Allowance (LHA) rates for 2019-20 are also provided in Table A-2 below. Affordable
Rent levels can also be set with reference to the housing allowance that will be paid to the tenant, and this measure is
considered to be a more reliable measure of the Affordable Rent tenure in this instance. A housing association would
be within their rights to charge the full LHA amount, and so we will take forward the LHA-derived figure in the
comparative analysis at the end of this chapter. Because a weighted average is not available, we use the cost of a
two-bedroom unit in line with the proxy used elsewhere for an entry-level dwelling.
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Table A-2: Three Rivers (South West Herts) Local Housing Allowance levels

Size 1 bed 2 beds 3 beds 4 beds

Average rent per calendar week £165.50 £208.96 £262.26 £358.80

Annual average rent £8,606 £10,866 £13,638 £18,658

Income needed £28,657 £36,184 £45,415 £62,131

Source: http/lha-direct.voa.gov.uk

iii) Intermediate tenures

26. Intermediate housing includes homes for sale and rent provided at a cost above social rent, but below market levels,
subject to the criteria in the affordable housing definition above. They can include shared equity (shared ownership and
equity loans), other low-cost homes for sale and intermediate rent, but not affordable rented housing.

27. In paragraph 64 of the NPPF 2019, the Government introduces a recommendation that “where major housing
development is proposed, planning policies and decisions should expect at least 10% of the homes to be available for
affordable home ownership”.

Starter homes

28. The Housing and Planning Act 2016 introduced a duty on planning authorities in England to promote the supply of
‘starter homes’, and to require a minimum number or proportion of starter homes on certain residential development
sites.

29. A starter home is a new build home with a discounted value not exceeding £250,000 (or £450,000 in London); they are
eligible for first time buyers aged 40 or younger.

30. Whether to treat discounted market sale homes as affordable housing or not depends on whether lowering the asking
price of new build homes of a size and type suitable to first time buyers by 20% would bring them within reach of people
currently unable to access market housing for purchase.

31. To provide a conservative assessment of the suitability of discounted market sale homes, it is appropriate to apply the
value we have estimated for an entry-level dwelling, namely £160,000.

32. Applying a discount of 20% provides an approximate selling price of £128,000. Allowing for a 10% deposit further
reduces the value of the property to £115,200. The income threshold at a loan to income ratio of 3.5 is £32,914.

33. However, this method of estimating the cost of Starter Homes is based on an assumption that they will be priced with
reference to the value of lower quartile dwellings, with a discount of 20% applied. In practice, there is nothing in national
regulations to require that their price is set in this way. Developers could instead set prices with reference to average
new build prices or a market value they establish themselves based on their sales prices in the area, both of which tend
to be much higher than lower quartile prices. This ambiguity means that the cost of Starter Homes can in reality be
much higher than the optimistic calculation presented here.

Shared ownership

34. Shared ownership involves the purchaser buying an initial share in a property typically of between 25% and 75% and
paying rent on the share retained by the provider. Shared ownership is flexible in two respects, in the share which can
be purchased and in the rental payable on the share retained by the provider. Both of these are variable. The share
owned by the leaseholder can be varied by 'staircasing'. Generally, staircasing will be upward, thereby increasing the
share owned.

35. In exceptional circumstances (for example, as a result of financial difficulties, and where the alternative is repossession),
and at the discretion of the provider, shared owners may staircase down, thereby reducing the share they own. Shared
equity is available to first-time buyers, people who have owned a home previously and council and housing association
tenants with a good credit rating whose annual household income does not exceed £80,000.

36. To determine the affordability of shared ownership, calculations are based on the lower quartile house price of
£160,000.15 The deposit available to the prospective purchaser is assumed to be 10% of the value of the dwelling, and
the standard loan to income ratio of 3.5 is used to calculate the income required to obtain a mortgage. The income

15 It is important to note that current shared ownership models are only available for new build homes, which are assumed to cost more
than this average taken from all open market housing, which also includes property re-sale.
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required to cover the rental component of the dwelling is based on the assumption that a household spends no more
than 30% of the income on rent (as for the income threshold for the private rental sector).

37. A 25% equity share of £160,000 is £40,000, from which a 10% deposit of £4,000 is deducted. The mortgage value of
£36,000 is then divided by 3.5. To secure a mortgage of £36,000, an annual income of £10,286 is therefore needed. In
addition to mortgage costs, rent is charged on the remaining 75% shared ownership equity, i.e. the unsold value of
£120,000. An ongoing annual rent equivalent to 2.5% of the value of the unsold equity is assumed, which is £3,000 and
requires an income of £12,000. Therefore, an income of around £22,286 (£10,286 + £12,000) is required to afford a
25% shared equity purchase of an entry-level house with annual rent.

38. The same calculations are repeated for shared ownership at a 50% and 75% equity share, producing affordability
thresholds of £28,571 and £34,857 respectively.
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Appendix B : Housing Needs Assessment Glossary
Adoption

This refers to the final confirmation of a local plan by a local planning authority.

Affordability

The terms ‘affordability’ and ‘affordable housing’ have different meanings. ‘Affordability’ is a measure of whether housing may
be afforded by certain groups of households. ‘Affordable housing’ refers to particular products outside the main housing
market.

Affordability Ratio

Assessing affordability involves comparing housing costs against the ability to pay. The ratio between lower quartile house
prices and the lower quartile income or earnings can be used to assess the relative affordability of housing. The Ministry for
Housing, Community and Local Governments publishes quarterly the ratio of lower quartile house price to lower quartile
earnings by local authority (LQAR) as well as median house price to median earnings by local authority (MAR) e.g. income
= £25,000, house price = £200,000. House price: income ratio = £200,000/£25,000 = 8, (the house price is 8 times income).

Affordable Housing (NPPF Definition)

Housing for sale or rent, for those whose needs are not met by the market (including housing that provides a subsidised route
to home ownership and/or is for essential local workers); and which complies with one or more of the following definitions:

a) Affordable housing for rent: meets all of the following conditions: (a) the rent is set in accordance with the Government’s
rent policy for Social Rent or Affordable Rent, or is at least 20% below local market rents (including service charges where
applicable); (b) the landlord is a registered provider, except where it is included as part of a Build to Rent scheme (in which
case the landlord need not be a registered provider); and (c) it includes provisions to remain at an affordable price for future
eligible households, or for the subsidy to be recycled for alternative affordable housing provision. For Build to Rent schemes
affordable housing for rent is expected to be the normal form of affordable housing provision (and, in this context, is known
as Affordable Private Rent).

b) Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning Act 2016 and any secondary legislation
made under these sections. The definition of a starter home should reflect the meaning set out in statute and any such
secondary legislation at the time of plan-preparation or decision-making. Where secondary legislation has the effect of limiting
a household’s eligibility to purchase a starter home to those with a particular maximum level of household income, those
restrictions should be used.

c) Discounted market sales housing: is that sold at a discount of at least 20% below local market value. Eligibility is determined
with regard to local incomes and local house prices. Provisions should be in place to ensure housing remains at a discount
for future eligible households.

d) Other affordable routes to home ownership: is housing provided for sale that provides a route to ownership for those who
could not achieve home ownership through the market. It includes shared ownership, relevant equity loans, other low-cost
homes for sale (at a price equivalent to at least 20% below local market value) and rent to buy (which includes a period of
intermediate rent). Where public grant funding is provided, there should be provisions for the homes to remain at an affordable
price for future eligible households, or for any receipts to be recycled for alternative affordable housing provision, or refunded
to Government or the relevant authority specified in the funding agreement.

Affordable rented housing

Rented housing let by registered providers of social housing to households who are eligible for social rented housing.
Affordable Rent is not subject to the national rent regime but is subject to other rent controls that require a rent of no more
than 80% of the local market rent (including service charges, where applicable). The national rent regime is the regime under
which the social rents of tenants of social housing are set, with particular reference to the Guide to Social Rent Reforms
(March 2001) and the Rent Influencing Regime Guidance (October 2001). Local market rents are calculated using the Royal
Institution for Chartered Surveyors (RICS) approved valuation methods16.

16 The Tenant Services Authority has issued an explanatory note on these methods at
http://www.communities.gov.uk/documents/planningandbuilding/pdf/1918430.pdf
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Age-Restricted General Market Housing

A type of housing which is generally for people aged 55 and over and the active elderly. It may include some shared amenities
such as communal gardens but does not include support or care services.

Annual Monitoring Report

A report submitted to the Government by local planning authorities assessing progress with and the effectiveness of a Local
Development Framework.

Basic Conditions

The Basic Conditions are the legal tests that are considered at the examination stage of neighbourhood development plans.
They need to be met before a plan can progress to referendum.

Backlog need
The backlog need constitutes those households who are eligible for Affordable Housing, on account of homelessness, over-
crowding, concealment or affordability, but who are yet to be offered a home suited to their needs.

Bedroom Standard17

The bedroom standard is a measure of occupancy (whether a property is overcrowded or under-occupied, based on the
number of bedrooms in a property and the type of household in residence). The Census overcrowding data is based on
occupancy rating (overcrowding by number of rooms not including bathrooms and hallways). This tends to produce higher
levels of overcrowding/ under occupation. A detailed definition of the standard is given in the Glossary of the EHS Household
Report.

Co-living

Co-living denotes people who do not have family ties sharing either a self-contained dwelling (i.e., a 'house share') or new
development akin to student housing in which people have a bedroom and bathroom to themselves, but share living and
kitchen space with others. In co-living schemes each individual represents a separate 'household'.

Community Led Housing/Community Land Trusts

Housing development, provision and management that is led by the community is very often driven by a need to secure
affordable housing for local people in the belief that housing that comes through the planning system may be neither the right
tenure or price-point to be attractive or affordable to local people. The principle forms of community-led models include
cooperatives, co-housing communities, self-help housing, community self-build housing, collective custom-build housing, and
community land trusts. By bringing forward development which is owned by the community, the community is able to set
rents and/or mortgage payments at a rate that it feels is appropriate. The Government has a range of support programmes
for people interested in bringing forward community led housing.

Community Right to Build Order18

A community right to build order is a special kind of neighbourhood development order, granting planning permission for small
community development schemes, such as housing or new community facilities. Local community organisations that meet
certain requirements or parish/town councils are able to prepare community right to build orders.

Concealed Families (Census definition)19

The 2011 Census defined a concealed family as one with young adults living with a partner and/or child/children in the same
household as their parents, older couples living with an adult child and their family or unrelated families sharing a household.
A single person cannot be a concealed family; therefore one elderly parent living with their adult child and family or an adult
child returning to the parental home is not a concealed family; the latter are reported in an ONS analysis on increasing
numbers of young adults living with parents.

17 See https://www.gov.uk/government/statistics/english-housing-survey-2011-to-2012-household-report
18 See https://www.gov.uk/guidance/national-planning-policy-framework/annex-2-glossary
19 See http://webarchive.nationalarchives.gov.uk/20160107160832/http://www.ons.gov.uk/ons/dcp171776_350282.pdf
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Equity Loans/Shared Equity

An equity loan which acts as a second charge on a property. For example, a household buys a £200,000 property with a 10%
equity loan (£20,000). They pay a small amount for the loan and when the property is sold e.g. for £250,000 the lender
receives 10% of the sale cost (£25,000). Some equity loans were available for the purchase of existing stock. The current
scheme is to assist people to buy new build.

Extra Care Housing or Housing-With-Care

Housing which usually consists of purpose-built or adapted flats or bungalows with a medium to high level of care available
if required, through an onsite care agency registered through the Care Quality Commission (CQC). Residents are able to live
independently with 24 hour access to support services and staff, and meals are also available. There are often extensive
communal areas, such as space to socialise or a wellbeing centre. In some cases, these developments are included in
retirement communities or villages - the intention is for residents to benefit from varying levels of care as time progresses.

Fair Share

'Fair share' is an approach to determining housing need within a given geographical area based on a proportional split
according to the size of the area, the number of homes in it, or its population.

Habitable Rooms

The number of habitable rooms in a home is the total number of rooms, excluding bathrooms, toilets and halls.

Household Reference Person (HRP)

The concept of a Household Reference Person (HRP) was introduced in the 2001 Census (in common with other government
surveys in 2001/2) to replace the traditional concept of the head of the household. HRPs provide an individual person within
a household to act as a reference point for producing further derived statistics and for characterising a whole household
according to characteristics of the chosen reference person.

Housing Market Area

A housing market area is a geographical area defined by household demand and preferences for all types of housing,
reflecting the key functional linkages between places where people live and work. It might be the case that housing market
areas overlap.

The extent of the housing market areas identified will vary, and many will in practice cut across various local planning authority
administrative boundaries. Local planning authorities should work with all the other constituent authorities under the duty to
cooperate.

Housing Needs

There is no official definition of housing need in either the National Planning Policy Framework or the National Planning
Practice Guidance. Clearly, individuals have their own housing needs. The process of understanding housing needs at a
population scale is undertaken via the preparation of a Strategic Housing Market Assessment (see below).

Housing Needs Assessment

A Housing Needs Assessment (HNA) is an assessment of housing needs at the Neighbourhood Area level.

Housing Products

Housing products simply refers to different types of housing as they are produced by developers of various kinds (including
councils and housing associations). Housing products usually refers to specific tenures and types of new build housing, such
as Starter Homes, the Government’s flagship ‘housing product’.

Housing Size (Census Definition)

Housing size can be referred to either in terms of the number of bedrooms in a home (a bedroom is defined as any room that
was intended to be used as a bedroom when the property was built, any rooms permanently converted for use as bedrooms);
or in terms of the number of rooms, excluding bathrooms, toilets halls or landings, or rooms that can only be used for storage.
All other rooms, for example, kitchens, living rooms, bedrooms, utility rooms, studies and conservatories are counted. If two
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rooms have been converted into one they are counted as one room. Rooms shared between more than one household, for
example a shared kitchen, are not counted.

Housing Type (Census Definition)

This refers to the type of accommodation used or available for use by an individual household (i.e. detached, semi-detached,
terraced including end of terraced, and flats). Flats are broken down into those in a purpose-built block of flats, in parts of a
converted or shared house, or in a commercial building.

Housing Tenure (Census Definition)

Tenure provides information about whether a household rents or owns the accommodation that it occupies and, if rented,
combines this with information about the type of landlord who owns or manages the accommodation.

Income Threshold

Income thresholds are derived as a result of the annualisation of the monthly rental cost and then asserting this cost should
not exceed 35% of annual household income.

Intercensal Period

This means the period between the last two Censuses, i.e. between years 2001 and 2011.

Intermediate Housing

Intermediate housing is homes for sale and rent provided at a cost above social rent, but below market levels subject to the
criteria in the Affordable Housing definition above. These can include shared equity (shared ownership and equity loans),
other low-cost homes for sale and intermediate rent, but not affordable rented housing. Homes that do not meet the above
definition of affordable housing, such as ‘low-cost market’ housing, may not be considered as affordable housing for planning
purposes.

Life Stage modelling

Life Stage modelling is forecasting need for dwellings of different sizes by the end of the Plan period on the basis of changes
in the distribution of household types and key age brackets (life stages) within the NA. Given the shared behavioural patterns
associated with these metrics, they provide a helpful way of understanding and predicting future community need. This data
is not available at neighbourhood level so LPA level data is employed on the basis of the NA falling within its defined Housing
Market Area.

Life-time Homes

Dwellings constructed to make them more flexible, convenient adaptable and accessible than most ‘normal’ houses, usually
according to the Lifetime Homes Standard, 16 design criteria that can be applied to new homes at minimal cost:
http://www.lifetimehomes.org.uk/.

Life-time Neighbourhoods

Lifetime neighbourhoods extend the principles of Lifetime Homes into the wider neighbourhood to ensure the public realm is
designed in such a way to be as inclusive as possible and designed to address the needs of older people, for example
providing more greenery and more walkable, better connected places.

Local Development Order

An Order made by a local planning authority (under the Town and Country Planning Act 1990) that grants planning permission
for a specific development proposal or classes of development.

Local Enterprise Partnership

A body, designated by the Secretary of State for Communities and Local Government, established for the purpose of creating
or improving the conditions for economic growth in an area.

Local housing need (NPPF definition)



AECOM

Sarratt Neighbourhood Plan Housing Needs Assessment

44

The number of homes identified as being needed through the application of the standard method set out in national planning
guidance (or, in the context of preparing strategic policies only, this may be calculated using a justified alternative approach
as provided for in paragraph 60 of this Framework).

Local Planning Authority

The public authority whose duty it is to carry out specific planning functions for a particular area. All references to local
planning authority apply to the District Council, London Borough Council, County Council, Broads Authority, National Park
Authority or the Greater London Authority, to the extent appropriate to their responsibilities.

Local Plan

This is the plan for the future development of the local area, drawn up by the local planning authority in consultation with the
community. In law this is described as the development plan documents adopted under the Planning and Compulsory
Purchase Act 2004. Current core strategies or other planning policies form part of the Local Plan and are known as
‘Development Plan Documents’ (DPDs).

Lower Quartile

The bottom 25% value, i.e. of all the properties sold, 25% were cheaper than this value and 75% were more expensive. The
lower quartile price is used as an entry level price and is the recommended level used to evaluate affordability; for example
for first time buyers.

Lower Quartile Affordability Ratio

The Lower Quartile Affordability Ratio reflects the relationship between Lower Quartile Household Incomes and Lower
Quartile House Prices, and is a key indicator of affordability of market housing for people on relatively low incomes.

Market Housing

Market housing is housing which is built by developers (which may be private companies or housing associations, or Private
Registered Providers), for the purposes of sale (or rent) on the open market.

Mean (Average)

The mean or the average is, mathematically, the sum of all values divided by the total number of values. This is the more
commonly used “average” measure as it includes all values, unlike the median.

Median

The middle value, i.e. of all the properties sold, half were cheaper and half were more expensive. This is sometimes used
instead of the mean average as it is not subject to skew by very large or very small statistical outliers.

Median Affordability Ratio

The Lower Quartile Affordability Ratio reflects the relationship between Median Household Incomes and Median House
Prices, and is a key indicator of affordability of market housing for people on middle-range incomes.
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Mortgage Ratio

The mortgage ratio is the ratio of mortgage value to income which is typically deemed acceptable by banks. Approximately
75% of all mortgage lending ratios fell below 4 in recent years20, i.e. the total value of the mortgage was less than 4 times the
annual income of the person who was granted the mortgage.

Neighbourhood Development Order (NDO)

An NDO will grant planning permission for a particular type of development in a particular area. This could be either a
particular development, or a particular class of development (for example retail or housing). A number of types of development
will be excluded from NDOs, however. These are minerals and waste development, types of development that, regardless of
scale, always need Environmental Impact Assessment, and Nationally Significant Infrastructure Projects.

Neighbourhood plan

A plan prepared by a Parish or Town Council or Neighbourhood Forum for a particular neighbourhood area (made under the
Planning and Compulsory Purchase Act 2004).

Older People

People over retirement age, including the active, newly-retired through to the very frail elderly, whose housing needs can
encompass accessible, adaptable general needs housing for those looking to downsize from family housing and the full range
of retirement and specialised housing for those with support or care needs.

Output Area/Lower Super Output Area/Middle Super Output Area

An output area is the lowest level of geography for publishing statistics, and is the core geography from which statistics for
other geographies are built. Output areas were created for England and Wales from the 2001 Census data, by grouping a
number of households and populations together so that each output area's population is roughly the same. 175,434 output
areas were created from the 2001 Census data, each containing a minimum of 100 persons with an average of 300 persons.
Lower Super Output Areas consist of higher geographies of between 1,000-1,500 persons (made up of a number of individual
Output Areas) and Middle Super Output Areas are higher than this, containing between 5,000 and 7,200 people, and made
up of individual Lower Layer Super Output Areas. Some statistics are only available down to Middle Layer Super Output Area
level, meaning that they are not available for individual Output Areas or parishes.

Overcrowding

There is no single agreed definition of overcrowding, however, utilising the Government’s bedroom standard, overcrowding
is deemed to be in households where there is more than one person in the household per room (excluding kitchens,
bathrooms, halls and storage areas). As such, a home with one bedroom and one living room and one kitchen would be
deemed overcrowded if three adults were living there.

Planning Condition

A condition imposed on a grant of planning permission (in accordance with the Town and Country Planning Act 1990) or a
condition included in a Local Development Order or Neighbourhood Development Order.

Planning Obligation

A legally enforceable obligation entered into under section 106 of the Town and Country Planning Act 1990 to mitigate the
impacts of a development proposal.

Purchase Threshold

Purchase thresholds are calculated by netting 10% off the entry house price to reflect purchase deposit. The resulting cost is
divided by 4 to reflect the standard household income requirement to access mortgage products.

20 See https://www.which.co.uk/news/2017/08/how-your-income-affects-your-mortgage-chances/
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Proportionate and Robust Evidence

Proportionate and robust evidence is evidence which is deemed appropriate in scale, scope and depth for the purposes of
neighbourhood planning, sufficient so as to meet the Basic Conditions, as well as robust enough to withstand legal challenge.
It is referred to a number of times in the PPG and its definition and interpretation relies on the judgement of professionals
such as Neighbourhood Plan Examiners.

Private Rented

The Census tenure private rented includes a range of different living situations in practice, such as private rented/ other
including households living “rent free”. Around 20% of the private rented sector are in this category, which will have included
some benefit claimants whose housing benefit at the time was paid directly to their landlord. This could mean people whose
rent is paid by their employer, including some people in the armed forces. Some housing association tenants may also have
been counted as living in the private rented sector because of confusion about what a housing association is.

Retirement Living or Sheltered Housing

Housing for older people which usually consists of purpose-built flats or bungalows with limited communal facilities such as
a lounge, laundry room and guest room. It does not generally provide care services, but provides some support to enable
residents to live independently. This can include 24 hour on-site assistance (alarm) and a warden or house manager.

Residential Care Homes and Nursing Homes

Housing for older people comprising of individual rooms within a residential building and provide a high level of care meeting
all activities of daily living. They do not usually include support services for independent living. This type of housing can also
include dementia care homes.

Rightsizing

Households who wish to move into a property that is a more appropriate size for their needs can be said to be rightsizing.
This is often used to refer to older households who may be living in large family homes but whose children have left, and who
intend to rightsize to a smaller dwelling. The popularity of this trend is debatable as ties to existing communities and the home
itself may outweigh issues of space. Other factors, including wealth, health, status and family circumstance also need to be
taken into consideration, and it should not be assumed that all older households in large dwellings wish to rightsize.

Rural Exception Sites

Small sites used for affordable housing in perpetuity where sites would not normally be used for housing. Rural exception
sites seek to address the needs of the local community by accommodating households who are either current residents or
have an existing family or employment connection. Small numbers of market homes may be allowed at the local authority’s
discretion, for example where essential to enable the delivery of affordable dwellings without grant funding.

Shared Ownership

Housing where a purchaser part buys and part rents from a housing association or local authority. Typical purchase share is
between 25% and 75%, and buyers are encouraged to buy the largest share they can afford. Generally applies to new build
properties, but re-salesoccasionally become available. There may be an opportunity to rent at intermediate rent level before
purchasing a share in order to save/increase the deposit level

Sheltered Housing21

Sheltered housing (also known as retirement housing) means having your own flat or bungalow in a block, or on a small
estate, where all the other residents are older people (usually over 55). With a few exceptions, all developments (or 'schemes')
provide independent, self-contained homes with their own front doors. There are many different types of scheme, both to rent
and to buy. They usually contain between 15 and 40 properties, and range in size from studio flats (or 'bedsits') through to 2
and 3 bedroomed. Properties in most schemes are designed to make life a little easier for older people - with features like
raised electric sockets, lowered worktops, walk-in showers, and so on. Some will usually be designed to accommodate
wheelchair users. And they are usually linked to an emergency alarm service (sometimes called 'community alarm service')
to call help if needed. Many schemes also have their own 'manager' or 'warden', either living on-site or nearby, whose job is

21 See http://www.housingcare.org/jargon-sheltered-housing.aspx
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to manage the scheme and help arrange any services residents need. Managed schemes will also usually have some shared
or communal facilities such as a lounge for residents to meet, a laundry, a guest flat and a garden.

Strategic Housing Land Availability Assessment

A Strategic Housing Land Availability Assessment (SHLAA) is a document prepared by one or more local planning authorities
to establish realistic assumptions about the availability, suitability and the likely economic viability of land to meet the identified
need for housing over the Plan period. SHLAAs are sometimes also called LAAs (Land Availability Assessments) or HELAAs
(Housing and Economic Land Availability Assessments) so as to integrate the need to balance assessed housing and
economic needs as described below.

Strategic Housing Market Assessment (NPPF Definition)

A Strategic Housing Market Assessment (SHMA) is a document prepared by one or more local planning authorities to assess
their housing needs under the 2012 version of the NPPF, usually across administrative boundaries to encompass the whole
housing market area. The NPPF makes clear that SHMAs should identify the scale and mix of housing and the range of
tenures the local population is likely to need over the Plan period. Sometimes SHMAs are combined with Economic
Development Needs Assessments to create documents known as HEDNAs (Housing and Economic Development Needs
Assessments).

Specialist Housing for the Elderly

Specialist housing for the elderly, sometimes known as specialist accommodation for the elderly, encompasses a wide range
of housing types specifically aimed at older people, which may often be restricted to those in certain older age groups (usually
55+ or 65+). This could include residential institutions, sometimes known as care homes, sheltered housing, extra care
housing, retirement housing and a range of other potential types of housing which has been designed and built to serve the
needs of older people, including often providing care or other additional services. This housing can be provided in a range of
tenures (often on a rented or leasehold basis).

Social Rented Housing

Social rented housing is owned by local authorities and private registered providers (as defined in Section 80 of the Housing
and Regeneration Act 2008.). Guideline target rents for this tenure are determined through the national rent regime. It may
also be owned by other persons and provided under equivalent rental arrangements to the above, as agreed with the local
authority or with Homes England.22

22 See http://www.communities.gov.uk/documents/planningandbuilding/doc/1980960.doc#Housing
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Appendix V
The Green Appraisal













































Green Space

Chess River Valley/
Sarratt Bottom

Commonwood
Common

Dawes Common

King George V Field:
Playing fields and
tennis courts

The Green, Sarratt

Proximity

Forms part of the Chess Valley
Walk. Accessible to cars and
cycles and on foot.

Easy walking distance.
Accessible to cars and cycles.

Easy walking distance.

In the core of the village.
Easily accessible to cars and
cycles.

In the core of the village. Easily
accessible to cars and cycles.
In the core of the village. Easily
accessible to cars and cycles.

Special significance to the
community

Provides valuable riverside
natural green space for local
residents, particularly families
ands children.

Provides valuable natural green
space for local residents.

Provides valuable natural green
space for local residents with
attractive views and flora and
fauna.

Provides key recreational facilities
for the area including the only
public tennis courts in the Parish,
football pitches (senior and youth
football) and open space for play,
including play equipment.

Provides valuable natural green
space for local residents, both for
walking andmeeting.

Local in character

Limited to the stretch from the
M25 to the footbridge over the
river between New Road and
Moor Lane

Clearly defined triangular area,
bounded by fields.

Limited in extent with clearly
defined boundaries.

Limited in extent. Rural in
nature and the pavilion is
sympathetically designed to
reduce intrusiveness to the
field.

Limited in extent with clearly
defined boundaries. A defining
feature of the core of the
village.

Appendix VI
Local Green Spaces: Schedule
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