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a) This Agreement is not legally binding upon the parties.
b) Nothing contained in or carried out pursuant to this Agreement and no consents
given by the Agency or the Council will prejudice the Agency's or the Council’s
(as appropriate) rights, powers or duties and/or obligations in the exercise of its
functions or under any statutes, byelaws, instruments, orders or regulations.
c) This Agreement is without prejudice to the Council’s and/or the Agency’s functions
as a local planning authority and both parties may continue to exercise such
functions as if they were not a party to this Agreement.
d) This Agreement is subject to the constitutional right of any future Parliament and/or
the Agency’s Sponsor Department to determine the amount of money to be made
available to the Agency in any year and the purpose for which such money can
be used.
e) This Agreement is also subject to the terms of the Framework Document between
the Agency and its sponsor department, as
the same may be amended or replaced from time to time.
In addition, the document should allow for signature by both parties following
on from the above wording:
Signed: …………………………………

Signed: …………………………………

Name: …………………………………..

Name: …………………………………..

Position: ………………………………..

Position: ………………………………..

For and on behalf of HCA
Date: ……………………………………

For and on behalf of

Council Three Rivers

Date: ……………………………………
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FOREWORD
The Watford and Three Rivers Housing and Regeneration Initiative (HARI) was
formed in 2000. In addition to the two councils, it comprises all the major Housing
Associations operating in the area.
The partnership stemmed from the councils’ shared objective of maximising the
provision of affordable housing. Three Rivers had some development opportunities
but a shortage of capital funds whereas Watford had a record of greater success in
securing grant funding but had very few sites. This collaborative approach resulted in
a sharing of land and resources which produced more affordable housing. The
emerging challenges may mean on some projects there will be a return to this
approach.
Today, HARI remains committed to maximise opportunities for either council which
will produce better outcomes than if they focus exclusively on their own interests.
Despite this ongoing beneficial partnership, it is recognised that the districts of Three
Rivers and Watford have their individual characteristics, constraints and needs.,
Both councils need to form their strategic approach to the range of measures
proposed by the Government’s ‘Local Decisions’ consultation paper. HARI will take a
proactive role in working with Housing Associations operating locally, particularly on
Strategic Tenancy policies and the impact on RSLs’ housing development
programmes.
The profound changes to the Planning system announced in the Localism Bill and
the proposed new homes bonus require close working between all relevant agencies
and HARI provides the ideal vehicle for this for advancing the partners’ interests.
The specific nature of HARI initiatives and interventions will be determined by the
outcomes of the HCA’s current consideration of their own approach, particularly the
affordable housing funding regime, following changes to that organisation and the
much reduced capital funding announced in the government’s October Spending
Review.
The partnership will continue to look for suitable opportunities to combine resources
to maximise the number of affordable housing units across both councils
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INTRODUCTION
The Local Investment Plan (LIP) is designed to secure the delivery of housing led
regeneration initiatives at the local level in support of national objectives.
It is a key document to be used by the Homes and Communities Agency (HCA) and
other partners in considering investing in the District and summarises the objectives
within other plans and strategies;
-

The Community Strategy 2006-2012
The TRDC Strategic Plan 2010-2013
The Local Development Framework
The Council’s Housing Strategy 2008-2011
The LCB sub-regional Strategic Housing Market Assessment (2010)

One of the five key priorities agreed by the Local Strategic Partnership is to
-

improve the supply and standard of affordable housing

This is a consistent and recurring theme in all these plans. The LDF Core Strategy
Spatial Vision adds some detail to this broad objective including priorities:
a)
To improve access to housing and affordable housing for communities across
the whole District
b)
To reduce inequalities across the District, in particular through regeneration of
the South Oxhey area
In essence, future development must secure a balanced provision between homes
and jobs that also safeguards and enhances the environment, maintains the Green
Belt, secures good services and facilities for all and achieves a sustainable transport
system. Growth required in the District will maintain or improve the quality of life of
Three Rivers’ communities”.
Further detail and evidence of the priorities can be found in the five source
documents.
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OVERVIEW OF THREE RIVERS DISTRICT
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Named after the Gade, Colne and Chess rivers which criss-cross the area, Three
Rivers District Council was formed in 1974.
The district has a population of around 85,000 comprising strong, diverse
communities with many vibrant faith groups and charities. There are quick and
efficient transport links into central London and easy access to Heathrow, Luton and
Stansted airports.
The nature and location of the district and its infrastructure has attracted large and
small businesses many of which are located on the six light industrial areas.
The main settlements are:
Rickmansworth
With a population of 15,000, Rickmansworth is the main town within Three Rivers
district. It grew rapidly in the 1920s and 30s after the arrival of the train station and is
now largely a commuter and market town.
South Oxhey
This large estate is made up mainly of council-built property. It was built after the
Second World War to alleviate housing pressures in London resulting from the Blitz
as well as general inadequate housing
Croxley Green
Situated on the main route between Rickmansworth and Watford, most houses were
built in the 1930s as ‘metroland’ development following the arrival of the station.
There is no main retail centre but it does have several small shopping parades.
Abbots Langley
This settlement was part of the wider Watford district until the1974 boundary
changes. It has one of the largest retail centres in the district. Leavesden Film
Studios are located to the south of the village.
Chorleywood
This is another settlement within the district which has grown as a result of the arrival
of the railway station.
Other, smaller settlements are shown on the map above.
House prices in Three Rivers are amongst the highest in the country and 77% of the
district is greenbelt in which the council will only permit development in very special
circumstances. This situation, coupled with the national economic climate in recent
years, has presented real challenges in delivering the required amount of affordable
housing.
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THREE RIVERS’ ECONOMIC DEVELOPMENT, EMPLOYMENT AND SKILLS
While Three Rivers is a relatively prosperous Hertfordshire district there are four
economic concerns requiring co-ordinated action and close monitoring by the
Council, other agencies and the private sector over the coming years:1) Unemployment: Three Rivers has the third lowest unemployment rate of Districts
in Hertfordshire (2.0% in July 2010). However, this figure masks significant internal
contrasts. Northwick Ward in South Oxhey has the second highest level of
unemployment by ward in Hertfordshire (5.4%). Other wards with relatively high rates
of unemployment include Hayling (3.2%), Ashridge (3.2%), Langleybury and Mill End
and Maple Cross (2.7%). At the other extreme, Moor Park and Eastbury has the
second lowest rate of unemployment in the whole of Hertfordshire (0.6%), with car
and home-ownership levels, London commuting and buoyant property prices all
reflecting a general atmosphere of prosperity. The County average unemployment
rate is 2.5%.
Lack of mobility, coupled with recognition that the District as a whole has a shortage
of premises suitable to serve as incubator units or small business start-up space, is a
reason why the Council continues to explore opportunities to find suitable sites and
premises for sustainable mixed developments of small businesses and homes.
2) High dependency on London: According to the 2001 Census tables for
workplace commuting (based on the employed resident population, the workplace
population, the number living and working in the district and the corresponding net
commuting patterns) Three Rivers District has the second highest net daily outflow of
commuters of all the Hertfordshire Districts. The 2011 Census will confirm or
otherwise but a significant change from this pattern is considered unlikely. More than
75% of the resident workforce in the District is employed in service and office-based
businesses. Many of these jobs are in London, including the City. Thus the economic
well being of the District is significantly influenced by the prosperity of the London job
market, including London’s position on the world economic “stage” at a time of world
economic uncertainty. A reduction in dependency on worker movement to and from
London and changes to both the locus and volume of associated consumerspending, through the encouragement of additional local employment opportunities,
are increasingly important issues.
3) Slow local employment growth: this relates to the London issue. The Council is
aware that employment growth in Three Rivers in recent years has been among the
slowest in Hertfordshire. This was largely as a result of the decline in manufacturing,
particularly with the sectoral changes occurring at Leavesden. These jobs have not
tended to be replaced by sufficient contemporary growth in alternative, office-based
or film and media sectors.
The areas of Three Rivers with the highest levels of unemployment (South Oxhey
and Mill End / Maple Cross) have very few and limited local employment
opportunities. One of the Council’s objectives is to diversify the employment base
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and mix of business base in these areas. This will reduce unemployment, and the
need to commute out of the area to find jobs.
4) Loss of employment land. This issue relates to the slow local employment
growth. Over recent years a number of proposals were received for the
redevelopment of employment sites for housing. These have included Ovaltine, the
Tetley Carlsberg site at Hunton Bridge and more recently, the IMC works site at
Croxley. The Council participated with Dacorum and Watford Councils on the
production of an employment land study in 2005 (updated in 2010). The study
concluded that there is a demand for small business premises, but an over supply of
office space. Through policies in the LDF Core Strategy the Council will release
surplus office space from employment use but generally retain industrial and
warehousing space in employment use to achieve a long term sustainable balance
between homes and jobs through policies in the LDF Core Strategy.
The vitality and viability of the Three Rivers towns, local shopping parades and rural
shops is equally important to sustain local employment growth. The enhancement of
these areas is an important priority for the Council.
District Business Profile:
In common with other local authority areas, Three Rivers has a mixture of business
and industry. There are several well-known names with a national or international
profile. These include National Lottery operators ‘Camelot’, offices for confectioners
Ferrero-Rocher and Cadbury-Trebor-Bassett, “white” electronics goods retailers
Comet, Perrier / Vittel Table Waters, Kvaerner, Kenwood, BACS (replacing
‘Daewoo’), Holstein UK, which registers the pedigree of cattle, and principal
administrative offices for car manufacturers Nissan.
There are a number of designated high technology and light industrial estates within
the District, located at the Croxley Business Park and Tolpits Lane area, at Kings
Langley, and Maple Cross (the Denham Way complex). The decision by Warner
Bros to make Leavesden a permanent UK studio base together with the
establishment of a film visitor centre is expected to confirm existing employment and
result in new job opportunities.
In addition to the larger firms there is a range of small and medium sized private
enterprises which make an important contribution to the local economy. These
include financial service trades, independent retailers, builders and contractors. They
are found chiefly in the urban centres of Rickmansworth, Chorleywood, Abbots
Langley, Carpenders Park/South Oxhey and Croxley but they also contribute in
appropriate cases to the rural economy. Over two thirds of the District is covered by
Green Belt designation, with a number of agriculturally based enterprises that also
make an important contribution to the local economy.
In terms of workforce profile, a majority of employees are engaged in managerial,
professional, administrator, clerical and secretarial positions, principally in the
banking, financial management services, and the distribution and catering industries.
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Far fewer remain employed in agriculture, energy, water, minerals and the
pharmaceuticals sectors, or work in sales and crafts, or as machinery/ technical
operatives. In total, in excess of forty thousand people form the current workforce in
the District, (around 11 % of which are self-employed), thereby representing a
significant proportion of the 90,000 + resident population.
The Council’s objectives for the local economy are: Objective 1: - Working with Local Businesses
To work in partnership with other Councils and agencies to provide business support
and enterprise within Three Rivers, to meet the needs of the business community
and safeguard employment land and premises.
Objective 2: Improving Skills
To encourage training to ensure a locally skilled workforce, particularly in areas of
higher unemployment.
Objective 3 New Enterprises to Tackle Unemployment
To encourage the development of new small business enterprises in Three Rivers,
particularly in areas with high levels of unemployment, which currently lack a wellestablished, stable or expanding economic base.
Objective 4: Shopping Centre Enhancements
To continue a programme of shopping centre enhancements throughout the District.
Recent initiatives:
We provide and facilitate training and development programmes within the
community in order to improve the economic well being of the area and opportunities
for individuals. Identified projects include the Learning for Leisure programme and
computer training schemes operated by West Herts College for Three Rivers
residents. To date approximately 100 residents have benefited from the West Herts
courses.
The Council grant aids the work of the Prince’s Trust which provides financial
assistance, advice and mentoring for business start-up by young people. In recent
years assistance has been provided to young residents of South Oxhey, Oxhey Hall
and Chorleywood who have started their own businesses.
We have carried out enhancements to each of our town centres and most of our
shopping parades. Funding of approximately £10,000 each year has been allocated
for improving one designated area or scheme.

Infrastructure investment
The Croxley Rail Link is a key investment project, designed to improve the SW Herts
communications network and infrastructure. The scheme is supported by the local
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councils (Hertfordshire (scheme sponsors), Watford and Three Rivers), by the Mayor
of London, by Network Rail and London Underground. The scheme is in a pool of
projects due to be considered by the Department for Communities and Local
Government in late January 2011, when it is hoped that approval in principle will be
given leading through the relevant processes to construction in 2015/6.The Croxley
Rail link will provide a direct link from the Metropolitan railway line into Watford
Junction via new stations close to the Watford and Croxley Business Parks and at
the Health Campus in West Watford. A strong business case has been prepared by
the rail scheme partners. The Croxley Rail Link will bring important benefits for Three
Rivers, for example it would make Croxley Business Park more attractive for
business investment which could have the knock on effect of increasing new
business opportunities into the district, and prevent some out commuting. It may also
help with employment and skills opportunities.

Creation of the Local Enterprise Partnership for Hertfordshire
The County’s Economic Development Partnership was created in April 2009 and
became the LEP in October this year. The Board of this joint public sector and
business partnership includes representatives of Three Rivers Council.
The government’s White Paper, ‘Local Growth: realising every place’s potential’
envisages that LEPs will “particularly encourage partnerships working in respect to
transport, housing, and planning as part of an integrated approach to growth and
infrastructure submission”. It goes on to highlight one of the roles of a LEP as,
“strategic housing delivery, including pooling and aligning funding streams to support
this”.
The Hertfordshire LEP submission says, “We want the LEP to play a key role in
considering the consequences of growth at the strategic level and, in particular,
articulating the need for future investment to underpin and support sustainable
development in Hertfordshire”.
The LEP will be fully operational from April 2011 and may exist in shadow form
before then.
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EQUALITY MATTERS
Three Rivers Comprehensive Equality Strategy lays out the Corporate Equality
Objectives of Three Rivers District Council.
http://www.threerivers.gov.uk/Default.aspx/Web/EqualityandDiversity
The Generic Equality Scheme 2009-12 explains how the Council meets its duties
under the range of equality legislation and lays out the current Equality Impact
Assessment Programme.
The Council has reviewed its priorities for equalities engagement in the community
and laid these out in its self assessment for the Equality Framework for Local
Government. In this the following priorities were identified for engagement due to
their higher relationship to need and dissatisfaction with Council services and the
local area:
•
Low income households
•
Disabled residents
•
Non-white residents
•
Households with dependent children
•
Residents aged 16-34
http://intranet.threerivers.gov.uk/Default.aspx/Web/EqualityFramework
It has been recognised that the needs of residents in areas of deprivation in the
District are different to those in other areas. The Local Strategic Partnership has
identified that low educational attainment (and low literacy) and mental health are
significant problems in areas of deprivation linked to long term reliance on welfare
benefits. These priorities are built into the Community Strategy of the Local Strategic
Partnership.
http://www.threerivers.gov.uk/Default.aspx/Web/LocalStrategicPartnership
Areas of the District fall into the 10% most deprived in terms of income – and are the
most deprived in the whole of Hertfordshire. This has been reflected in the
investment by County agencies in a Family Intervention Project Team in South
Oxhey. The latest Indices of Multiple Deprivation were used for these assessments at
sub-ward level and can be found at:
http://www.imd.communities.gov.uk/
Further evidence of the equality impact of different factors on community need can
be found on our website at:
http://www.threerivers.gov.uk/Default.aspx/Web/Consultationresults
The Council’s Equality Officer Group has developed an action plan to take the
Council forward following its award as an Achieving Council in March 2010. This
action plan addresses the requirements to comply with the new duties resulting from
the Equalities Act 2010.
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Community Strategy
The priorities of the Community Strategy were arrived at by analysing available data
on the quality of life in the district and identifying those areas with greatest potential
of improvement. Draft priorities were consulted on with the Three Rivers Citizens
Panel and target groups in the district - including service users from Youth Services,
the Youth Offending Team, the Family Centre, and Disability Groups.
Details of the consultation findings can be found at:
http://www.threerivers.gov.uk/Default.aspx/Web/Local-Strategic-Partnership
http://www.threerivers.gov.uk/Default.aspx/Web/ExecutiveCommittee6March2006
see item 12 and,

Evidence base
review of commmunity strategy
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THE COUNCIL’S VISION
Three Rivers District Council wants to ensure that the district remains a prosperous,
safe and healthy place where people want and are able to live and work. This will be
attained by, amongst other things, preserving the Green Belt, attracting only ‘clean’
industries, and securing good quality and affordable housing.
However, achievement of this goal is affected by many factors which are highlighted
in the Local Development Framework evidence base document ‘Spatial Portrait of
Three Rivers’. Factors that need to be addressed include:
•

House prices in Three Rivers are very high and affordability has been
worsening.
The ratio of median and lower quartile house prices to workplace earnings
has doubled in the last 10 years and is not only higher than the national
average, but also the Hertfordshire average. Alongside the need to provide
more housing to meet forecast housing growth, there is therefore a
particular need to achieve more affordable housing, particularly family
sized.

•

There will be a challenge to maintaining the extent of the green belt while
providing for local development needs

•

There is a need for increased business investment in the area to provide
local employment opportunities and to try and reduce levels of outcommuting, which are currently high1, reflecting the importance of the
London job market on Three Rivers

•

There is an ageing population2 which will lead to differing demands on
services and housing. These demands will need to be met whilst ensuring
that the District remains attractive and accessible to younger people to
support the economic development of Three Rivers

•

While the District as a whole is ranked low in terms of deprivation, there
are inequalities. South Oxhey is particularly affected by income, barriers to
education, skills and training, living environment and crime and disorder.
Parts of Maple Cross and Mill End are affected by income, barriers to
housing and services and living environment. More rural parts of the
District are affected by barriers to housing and access to services3

•

Existing infrastructure requires investment to cope with growth in the
District. In particular, a requirement for additional secondary school places

1

ONS Census 2001 Table T10 [Online] http://www.nomisweb.co.uk
ONS Population Estimates for UK, England and Wales, Scotland and Northern Ireland
[Online] http://www.statistics.gov.uk/statbase/product.asp?vlnk=15106
3
CLG (2008) The English Indices of Deprivation [Online]
http://www.communities.gov.uk/publications/communities/indiciesdeprivation07
2
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has been identified, and there is a need for improved access to healthcare
services in the south west of the District4. Any new development will
require an appropriate level of investment in infrastructure to ensure that
new and existing communities are able to access the services that they
require
•

It is important to continue to achieve high levels of new development on
previously developed land but, in general, the supply of previously
developed land is falling. The exception to this may be in South Oxhey
where potential for redevelopment and regeneration highlights an
opportunity to make better use of land in the area, achieving higher levels
of development on previously developed land

•

Climate change may have significant impacts on Three Rivers which will
need to be responded to and it will be important to try and reduce and
mitigate these impacts as far as possible

•

Housing stock in the District is generally of good quality and does not
present particular concerns. The exception is in South Oxhey where some
stock is now in need of significant updating

4

Three Rivers District Council (2010) Infrastructure Delivery Plan [Online]
http://www.threerivers.gov.uk/Default.aspx/web/evidencebase
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CURRENT AFFORDABLE HOUSING SUPPLY
TRDC transferred its stock of 3,742 rented homes to Thrive Homes in March 2008.
This organisation, therefore, is seen as a key partner particularly as the conditions of
transfer were such that the council retained ownership of the roads, garages and
communal areas on the housing estates. Future development in these areas can only
be optimised by the pooling of resources.
Thrive Homes has been a major contributor to improving the quality of social
housing. Since transfer the stock has undergone a decent homes plus programme,
the ‘Thrive Homes Standard’, that will be completed in December 2010 when all
properties will be decent. Average SAP rating for the stock is 66.56% with 50% of the
stock achieving a rating of 70%or more.
Thrive
stock
•
•
•
•
•
•

Homes has developed the following strategies to manage and increase its
Asset Management
Repairs
Sustainability (links to contributing to delivery of TRDC strategy)
Development
Homes and Neighbourhoods
Customer Access and Care

It is currently developing its stock options appraisal tool and undertaking a review of
sheltered housing against the background of changes to the ‘supporting people’
regime and existing sheltered stock that was largely developed in the 1960/70s. In
developing its asset management and development strategies, Thrive Homes and
TRDC have jointly carried out a preliminary analysis of existing stock holdings in
conjunction with land retained by the local authority to identify opportunities for
development. Although some sites are clearly not viable, there is scope to alleviate
the pressure on the supply of affordable housing, particularly if the council considers
the loss of some existing open space with re-provision elsewhere,
Thrive Homes works closely with TRDC to maximise the use of the stock and
minimise under-occupation and has reviewed its Housing Options Policy to reflect
TRDC’s priorities. There are a number of initiatives to encourage under-occupiers to
move including:
•
•

•
•

Cash incentives to transfer to a smaller property – this includes some support
with the removal for vulnerable groups
Policy to encourage successors to move to more appropriate accommodation
and to require separating couples to move to appropriately sized
accommodation
Adaptations Policy explores re-location to more appropriate accommodation
before adaptations are approved
Policy prevents mutual exchanges where these would result in underoccupation by more than 1 bedroom
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•
•

Tenancy audit programme refreshes household composition data to enable
appropriate targeting of households
Under-occupation campaigns

Numerous smaller Housing Associations manage a total of around 1,400 homes
within the district. The council enjoys good relationships with them primarily through
partnership working with the Herts Choice Homes lettings scheme.
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HOUSING AND REGENERATION NEED
Average house prices in the District are some of the highest in the country outside
London. As a result, many local people have difficulty in accessing housing on the
open market. This particularly affects the young and those on lower incomes who are
entering the housing market. Increasingly stringent lending criteria resulting from the
‘credit crunch’ will only exacerbate this situation. Improving the supply and standard
of affordable housing is one of the priorities of the Community Strategy.
Affordable housing includes:
•

Social rented housing which includes rented housing owned and
managed by local authorities and registered social landlords, for which
guideline target rents are determined through the national rent regime

•

Intermediate affordable housing which includes housing at prices and
rents above those of social rent, but below market price or rents. These
can include shared equity products (e.g. HomeBuy) and other low cost
homes for sale and intermediate rent.

A step-change in the provision of affordable housing is needed in order to seek to
meet the large identified need for affordable housing in the District. The lack of
suitable and affordable housing impacts on the ability of the District to attract and
retain workers which, in turn, adversely affects key services and the local economy.
The Housing Needs Study (2004 update) estimated that 429 affordable dwellings
would be needed each year to satisfy need. Such provision would exceed the total
number of all housing types provided in the District in any year.
The Council has undertaken a more up-to-date assessment of need through the
Strategic Housing Market Assessment in partnership with some of the Hertfordshire
authorities in the London Commuter Belt Sub-Region. The Strategic Housing Market
Assessment (2010) (SHMA), provides a thorough assessment of current and future
housing markets and needs and the housing requirements of specific groups.
The key findings from the Assessment are that:
•

•

The requirement for affordable housing in and around the Three Rivers area
remains exceptionally high. This is largely as a result of very high house
prices and rents, a constricted supply of suitable sites for all housing types
and losses from the existing affordable stock through ‘Right To Buy’ sales.
The area with by far the largest concentration of socially rented homes (South
Oxhey), has seen almost 80% lost to the RTB.
In order to satisfy affordable housing requirements, all future housing supply
in the district to 2021 would need to be affordable. This represents the highest
requirement amongst the six authorities within the London Commuter Belt
(west) sub-region
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•
•

In terms of tenure, 23% of housing to 2021 would be needed as social rented
and 77% as intermediate
When affordable housing requirements are considered across the Watford
housing sub-market which includes Three Rivers 22% would be needed as
social rented and 52% as intermediate, giving an overall requirement for 74%
of future housing supply to 2021 to be affordable.

The SHMA assessment of the need for housing, by size, to 2021 shows a marked
difference between Three Rivers and the other five Hertfordshire councils within the
sub-region. The need for 3 bedroom social rented accommodation (41% of total
social rented requirement in Three Rivers) is considerably more than the need in
other authorities which ranges from just 19% (Hertsmere) to 32% (Welwyn/Hatfield).
Unsurprisingly, the one bedroom comparative needs are reversed.
The evidence from the SHMA shows that there is a great need overall for
intermediate affordable housing. However, the Housing Register shows that within
the District, there is currently an urgent need for family sized social rented affordable
housing. Approximately 100 new applications to the Housing Register are made each
month and there are currently around 2,000 ‘live’ applicants. Over 900 are deemed to
be in some degree of housing need with around 50 having a ‘very high’ or ‘urgent’
need. Table 1 shows the number of applicants on the Housing Register eligible to bid
for properties at 10 October 2010 and the size of property required.
Table 1: Housing Register Applicants Eligible to Bid for Properties at 10 October
2010
Band A
Band B
Band C
Band D
Band E
Total
Bands AC
Sheltered
0
10
34
70
149
44
(elderly)
Studio/ 1
0
15
47
263
636
62
bed
2 bed
1
20
91
163
312
111
3 bed
2
8
32
192
129
40
4+ bed
0
0
11
10
4
11
Total
in
3
53
215
698
1230
268
Band
Although there is a very high need for affordable housing within the District, viability
considerations mean that it will not be possible to meet all of this need even within
the period covered by the LDF, to 2026. The priority in delivering affordable housing
is therefore to provide social rented homes, particularly larger family sized homes, as
these are required to meet the most urgent housing needs within the District.
Rural affordable housing should also be provided within the villages of Bedmond and
Sarratt where this would meet identified local needs.
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In addition to family sized general needs accommodation, the main thematic needs
within the District include;
Young Homeless families
Although the number of homelessness acceptances within the District is low
compared with some other neighbouring authorities, this remains a significant
pressure in relative terms due to the low number of social housing completions in
recent times and the limited number of relets becoming available from RSL partners.
The council is generally successful in preventing homelessness and finding other
housing options for those threatened but ongoing demand, particularly from those
evicted by parents, highlights the shortage of affordable family sized rented
accommodation. Since April 2008 there have been an average of 40 approaches per
year from young single pregnant women and young women with a child.
Although the council has an agreement with Thrive Homes for the use of a proportion
of their properties as temporary accommodation, there is often real pressure on
providing this at the right time. Since the loss of a dedicated supported hostel in
Croxley for mothers and babies, the lack of provision for this client group is a
particular concern. In 2006 the County Council commissioned a report from the
Crouchfield Trust on the accommodation needs of young vulnerable people (16 – 25)
in Hertfordshire. The needs mapping undertaken at the time identified Three Rivers
area has significant under-provision of supported housing for homeless young people
compared with other parts of the County. While a new 10 bedsit supported housing
provision was opened in July 2008, 4 bed spaces of supported housing for young
mother and babies was closed. This creates a deficit in housing provision for young
single homeless pregnant women and young mothers with a child.
There is a desperate need to improve the wellbeing and life chances of homeless
young pregnant mothers in Three Rivers by means of a dedicated supported
accommodation from existing use of the housing stock or the development of new
provision. This proposal is supported by the Council’s Homelessness Strategy 2009
– 20013 and a range of partner organisations including Children Schools and
Families. In terms of revenue funding any scheme of this nature is likely to be self
funding due to the lack of revenue support provided by the County Council for these
schemes.
Older people
Forecast demographic trends suggest that the proportion of older people in the
population will continue to rise5. Although RSLs provide moderately high numbers of
sheltered housing, this model no longer meets the present day needs of many older
people, particularly where facilities are shared and/or bedsits are present.

5

ONS Population Estimates for UK, England and Wales, Scotland and Northern Ireland
[Online] http://www.statistics.gov.uk/statbase/product.asp?vlnk=15106
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Hertfordshire County Council Accommodation Strategy for Older People January
2010 has identified a need for growth in extra care places in the Three Rivers district.
Hertfordshire’s Joint Strategic Needs Assessment and the London Commuter Belt
West Strategic Housing Market Assessment http:///show that South Oxhey has
specific needs which make investment in the town, regeneration and job creation
particularly appropriate;
Three Rivers is predicted to have large rises in all age bands over 70 by 2015, and
further rises to 2020. A steady rise is predicted in people aged over 65 years living
alone.
The January 2010 strategy identifies a need for 180 affordable extra care units by
2011. There are currently none in the district. This demand is based on demographic
and home ownership predictions http://www.poppi.org.uk/.
There are currently 244 units of private housing described as extra care in Three
Rivers, but this covers a range of models and is expensive. The Accommodation
Strategy for Older People predicts a need for a further 488 units of extra care in the
private sector by 2021.
Sheltered housing in the district is predominantly one bedroom and it is likely there is
unmet demand for two bedroom properties.
Nationally it is suggested that one third of people in residential care could have been
managed in extra care
www.dhcarenetworks.org.uk/_.../Toolkit/ECH_Toolkit_Website_Version_ Final.pdf.
Hertfordshire ranks high in residential care use and so the proportion locally is likely
to be higher. Hertfordshire County Council has 4 residential care homes in Three
Rivers District managed by Quantum Care Limited:
• The Fairway (South Oxhey) ( 45 bedspaces)
• Meresworth Rickmansworth (51 bedspaces)
• Pinewood South Oxhey (60 bedspaces)
• Fairway South Oxhey (45 bedspaces)
Hertfordshire County Council aims to reduce demand for residential care by
increasing the uptake of extra care, and the strategy is to concentrate efforts on
diverting care users to extra care rather than residential care.
The Little Furze school in South Oxhey has been shut and the County is now seeking
to redevelop the site with an extensive extra care scheme.
As a measure of demand, the Northwick Road Day Centre in South Oxhey, provides
day services for the elderly. Their records show that 89 people using the centre were
aged over 65. The centre holds accommodation records for 85 of these people and
these records indicate of this number; 27 people live alone in general housing, 25 live
in general housing with a spouse/relative, 25 live in sheltered housing and 8 live in
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residential care. The provision of an extra care housing scheme in South Oxhey
would offer those residents currently living alone or with spouse/relative the
opportunity to live independently, yet enjoy the benefits of being supported in an
extra care scheme.
The Day Centre records offer a very small profile of the local elderly population. The
demand in the wider South Oxhey elderly population is likely to be higher. South
Oxhey has a particular demographic profile that will support the provision of extra
care housing and the electoral wards are in the most and second most overcrowded
quartiles in Herts.
Gypsies and travellers
The Council has assessed the need for pitches for Gypsies and Travellers and
considers that between 2006 and 2021 there is a need for seven additional pitches
for Gypsies and Travellers in Three Rivers.
Since 2006, the Council has granted planning permission for 13 new pitches for
Gypsies and Travellers within the District. Eleven new pitches have been granted
permission as an extension to the existing Oaklands site in Bedmond. One pitch has
been granted permission at The Paddocks, Little Oxhey Lane, and one pitch has
been granted at the Rear of 59 Toms Lane, Kings Langley.
As a result of the grant of these permissions, there is no remaining unmet need for
residential pitches for Gypsies and Travellers to be provided in Three Rivers to 2021.
The Council recognises that there is a need to provide ten transit pitches in south
and west Hertfordshire to complement the existing South Mimms site by 2011 and
will work with neighbouring authorities to identify the most appropriate location(s) for
these.
There are two particularly large and complex sites within the district which, once
delivered, will make a significant contribution towards the council’s regeneration and
housing objectives;
South Oxhey
The South Oxhey estate is shown in Figure 1. It was transferred from the former
Greater London Council to Three Rivers DC in 1980 having been built in the early
1950s as an ‘overspill’ estate to alleviate slum housing conditions in London.
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Figure 1: South Oxhey

The development incorporated schools, clubs, pubs and health facilities which
resulted in the estate developing a high degree of self-sufficiency.
South Oxhey ranks relatively high in terms of deprivation amongst wards in the East
of England and is particularly affected by income deprivation, barriers to education,
skills and training, living environment and crime and disorder6.
•
•

•
•

•

Ethnicity - The non-white ethnic mix in South Oxhey is above average for
Hertfordshire.
Deprivation - South Oxhey is in the worst and second worst deprived quartile
in Hertfordshire. Northwick ward and Ashridge ward (west) are the second
most deprived in Hertfordshire.
Housing Need - South Oxhey is in the most and second most overcrowded
quartile.
Income – the average weekly household income is below average for
Hertfordshire. Northwick ward has the second highest out of work percentage
in Hertfordshire.
Health - Northwick ward has the 9th lowest life expectancy in Hertfordshire.

6

CLG (2008) The English Indices of Deprivation [Online]
http://www.communities.gov.uk/publications/communities/indiciesdeprivation07
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Access to jobs is affected by travel choices available. In Northwick Ward, 36.3% of
households have no car – the highest figure for Hertfordshire. This can be compared
to the District average of 16.2%. South Oxhey residents are dependent to a
significant degree on alternative forms of transport, and there are relatively few local
job opportunities other than in the retail sector. Northwick Ward is one of 4 in
Hertfordshire within the 10% most deprived Wards in England.
Since the transfer of ownership from the GLC, considerable change in the housing
stock has taken place. This has included a rapid growth in home ownership due to
the Right To Buy legislation and new private housing developments and small social
housing schemes developed with various RSLs. Although Thrive Homes have
invested heavily in improving its housing stock since the 2008 LSVT, parts of South
Oxhey (especially above and around the central retail area) remain in need of
significant improvement.
The core of the area – 73 commercial retail units, a mix of community buildings
including a health clinic, police station, and area housing office - is now showing
signs of its age. Although the retail premises have a 98% record of being fully let
while in the council’s ownership, this position is not expected to be sustained, since it
is becoming increasingly difficult to attract the widest range of potential uses.
The structural condition of the main shops is also showing signs of deterioration and
the Council as ultimate freeholder retains repairing liabilities for the main structure.

Some preliminary work has been carried out to look at realistic ways of tackling the
challenges presented by South Oxhey. Modern retail complexes in such an area
typically comprise a 3,000 sq ft supermarket supplemented by up to six other retail
units and parking facilities. Ideally this would include a degree of affordable housing
and other ‘municipal’ types of building.
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Major funding partners are likely to include the supermarket operator and the HCA
but taking this project forward will of course present a considerable challenge
Implementing a master plan for South Oxhey is expected to provide significant
opportunities to meet Council objectives by:
• Improving the supply and standard of affordable housing in South Oxhey,
helping to improve access to housing for communities across Three Rivers
• Reducing inequalities between South Oxhey and the rest of Three Rivers,
particularly in relation to:
o access to services,
o access to employment and income deprivation, and
o living environment
• Encouraging the South Oxhey Community and individuals to have a greater
voice and participate in local decision making, and
• Meeting the needs of an ageing population.
A project steering group has been formed and stakeholder consultation is being
arranged.
Leavesden Aerodrome
The former Leavesden Aerodrome site is illustrated in Figure 2. The majority of the
site lies in the north-eastern part of District with a small portion falling within the
administrative boundary of neighbouring Watford Borough. In planning terms, it is
designated as major developed site in the green belt and has long been a major
employment site since the Second World War. The site measures about
150 hectares and is currently used as a film studio and for commercial office
development. Part of the original site was developed for over 300 houses in 2001.
Planning permission was recently granted to Warner Bros for the retention and
refurbishment of the existing studios and two new stages for the storage and public
exhibition of film sets and artefacts. It is anticipated that work will start on this soon.
The remaining part of the site is in the ownership of MEPC and in line with the
emerging objectives of the Three Rivers LDF, further development of the site is
anticipated.* This will complement the film studios expansion and is expected to
include a significant amount of housing (400+ units) together with other uses such as
commercial and community uses. This will form the biggest development in the
District for some time and will contribute significantly to Council priorities by
creating opportunities to:
•
•

Provide housing covering a range of tenures and types, helping to meet
identified local needs including affordable housing
Provide job opportunities through the commercial development which may
include offices, small scale retail and hotel development
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•
•
•

Provide improved green spaces and infrastructure on the site and
surrounding areas
Provide a sustainable, low carbon development with the potential for district
heating via Biomass CHP
Provide community facilities for the surrounding area.

Three Rivers District Council, as the lead Local Planning Authority, is keen to
maximise the benefits that can be achieved from this site in terms of meeting local
housing needs and the wider regeneration of the area. Although the site is within the
Green Belt, the Core Strategy recognises that the site is expected to make a
significant contribution to meeting needs for housing and employment in the District,
and that provision for development of the site will be made through the Site
Allocations Development Plan Document.
However within the present economic climate, financial viability is likely to be a key
factor in determining not only if and when the development will go ahead but also the
type and quality of development that will eventually be built. HCA support towards the
scheme is likely to make a significant difference to what can be achieved on the site
in terms of making the most of the above opportunities.
*Outline Planning permsission ref: 10/2230/OUT is currently under consideration by the Council.
This comprises the construction of up to 425 dwellings, flexible mixed use centre comprising 2,350
sqm of A1, A2, A3, A5 and D1 uses, hotel (8,500sqm) and associated parking, means of access and
associated works (The Horse Field) and the former Furtherfield Tip for public open space. (Matters
reserved: appearance, landscaping, layout and scale). It is anticipated that the Council will make a
decision on the application in February/March 2011.
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Figure 2: Leavesden Aerodrome Site
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MEETING THE NEED
In Planning terms, in order to achieve the Spatial Vision for Three Rivers and meet
objectives for the District:
1. New development will be directed towards previously developed land
(including surplus employment land) and appropriate infilling opportunities
within the urban areas of the Principal Town (Rickmansworth) and Key
Centres (South Oxhey, Croxley Green, Abbots Langley, Chorleywood,
Leavesden and Garston and Mill End) as these have been identified as the
most sustainable locations in the District.
2. More limited new development will take place on previously developed land
(including surplus employment land) and appropriate infilling opportunities
within the Secondary Centres (Kings Langley, Carpenders Park, Eastbury,
Oxhey Hall, Maple Cross, Moor Park). This recognises that these settlements
are not generally as sustainable as the Principal and Key Centres but that
they do provide some access to services and facilities and are generally close
to larger settlements. Some growth will also help to sustain the vitality and
viability of these settlements. Limited development to meet local needs will
take place in the villages of Bedmond and Sarratt, recognising the need to
sustain these more rural areas.
Recognising the very high need for affordable housing in the District, the Proposed
Submission Core Strategy includes a target of 45% of all new housing to be provided
as affordable. When considering the level and type of affordable housing
requirements, it is also important to take into account economic viability
considerations.
In terms of viability, the Council has undertaken a Development Economics Study in
partnership with adjoining authorities. This study assessed the economic viability of
land for housing within the area, taking account of risks to delivery and likely levels of
finance available for affordable housing, including public subsidy and the level of
developer contribution that can reasonably be secured.
The study found that the viability of a site can vary across the District depending on:
•
•
•
•

Its location within a high or lower house price area
The density of development
The nature of site
The alternative uses available to the landowner.

The study concludes that on average a 45% overall target for affordable housing
from future housing developments across the District is achievable with a flexible
approach being taken on a site-by-site basis, with greater amounts being sought in
some higher value areas and lower amounts in lower value areas.
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It also recommends that the site threshold at which targets are sought should be set
at one unit to enable small sites to contribute towards affordable housing provision in
the District. In the case of small sites (between one and nine dwellings) it indicates
that as an alternative to on-site provision, there is a role for the requirement of
commuted payments towards provision off site. The council is developing a clearer
strategy on the calculation and intended use of commuted sums.
Where non-viability is cited as the reason for a development proposal not complying
with affordable housing requirements, applicants for planning permission must
support this reason with financial evidence to be submitted alongside the planning
application.
Monitoring information indicates that the majority of housing sites coming forward in
recent years are for relatively small developments (just 7% of sites given planning
permission for new housing development in 2007/08 were for sites of 15 or more
units).
As the council’s ability to secure affordable
agreements, the maximisation of the affordable
recognised that HCA intervention funding will
appropriate for s106 schemes and the council’s
will be based upon this premise.

homes is heavily reliant on s106
housing threshold is a key tool. It is
almost certainly not be considered
negotiations on these developments

It is also recognised, particularly following the outcomes of the government’s
forthcoming Comprehensive Spending Review, that the availability of HCA grant
funding will be severely curtailed. Consequently, there is a greater need for the
council to work innovatively with its RSL partners and developers.

29

INVESTMENT PRIORITIES
The following pages show those schemes which are either on site or considered to
be a priority for investment over the next four years. The summary page is followed
by more detailed information on each scheme.
In 2010/11 the Council has funded schemes at Gade View Gardens, Abbots
Langley and a former public house in South Oxhey totalling £651k. The Council will
bring forward proposals on how it will support the development of affordable social
housing for the other schemes listed in this Plan.
At 31 March 2011, the Council forecasts its available capital funding at £16.4m.
Taking into account sources of funding generated from April 2011 and capital
expenditure plans for investment in services other than housing developments, it is
expected the Council will have exhausted its own resources by 2016/17 which cover
the period of this plan. Thereafter the Council will have to borrow to continue with its
capital investment or use other sources of income to sustain and resource the
development of affordable social housing.
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1

Clitheroe Gardens, Sth.
Oxhey Phases 2 & 3
Imperial Machine Co. (IMC)

2010/11

Gade View Gardens,
Abbots Langley
The Crescent Club, Hayling
Rd, Sth.Oxhey
Morningside, Nightingale
Rd, Rickmansworth

2010/11

34

2011/12

18

2011/12

19

The Jet pub, Hayling Rd,
Sth. Oxhey
Little Furze school, Sth.
Oxhey

2011/12

15

8

Old Merchants
Taylors/Durrants

2011/12
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9

Kings Langley employment
area

2013/114

13

10

Leavesden Aerodrome,
Abbots Langley
Delta Gain, rear of Kebbell
House, Carpenders Park

2013/14

130

2013/14

10

Hill Farm Industrial Estate,
Leavesden
Former hospital gas works,
East Lane, Leavesden
Royal British Legion,
Church Lane, Sarratt
The Queens Drive, Mill End

2013/14

2
3
4
5

6
7

11

12
13
14
15
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OTHER

DELIVERABILITY,PLANNING
ETC.

LA CONT.

HCA
CONT.

COMPLETION DATE

Site owned by TRDC. Phase 1 on
site
s106. On site

Land at
nil value
NIL

£1,860,000

2012/2013

£720,000

Site owned by TRDC. Demolition
commencing November 2010
Leasehold interest to be bought.
Freehold owned by TRDC
Planning permission initially refused
- to be resubmitted. Site owned by
HPCHA
Leasehold interest to be bought.
Freehold owned by TRDC
Extra/Flexi care scheme on HCC
owned site. Consultation complete.
Planning application ready for
submission
Planning permission granted for
new build of 130 and conversion of
house to 23 flats. s106

discounted
land value
discounted
land value
NIL

£2,040,000

2011 for
affordable
2012

£792,000

2013

£836,000

2013

£660,000

2013

HCC land
at nil value

£6,240,000

2013

NIL

£2,024,000

2013

Various sites in KL. s106.
Completion of 45 (3 affordable) in
bidding period
MEPC own site. Completion of 150
(50 affordable) in bidding period.
Vacant employment land. Planning
permission granted subject to
concluding consultation. s106.

NIL

£780,000

2013

NIL

£7,800,000

2013/14

NIL

£660,000

20131/4

12

Industrial land, brownfield site. s106

NIL

£600,000

2013/14

2013/14

5

Derelict works. LDF site allocation.

£300,000

2014

2013/14

10

£600,000

2013/2014

2011/12

25

£1,500,000

2013

2010/11

2011/12

3

20

12

84

Disused community hall. Site
owned by RBL
Greenfield site in ownership of
TRDC

TBA

NIL
TBA
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Scheme
Location
Priority
Site ownership
Description/ Housing
type

Affordable %
Housing Mix
Justification/ Need for
the project

Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

Clitheroe Gardens
Clitheroe Gardens, South Oxhey
TRDC
Three phase scheme;
Phase 1 – 12x1 bed flats, 2x1 bed bungalows, all sheltered
Phase 2 – replacement old persons’ social club, replacement
Methodist church
Phase 3 – 11x2 bed flats, 20x1 bed flats, all for occupation by those
aged over 55yrs.
100%
Social housing rent 100%
Existing buildings all in poor condition. Contributes to the regeneration
of South Oxhey. Family sized relets likely to be created by tenants
downsizing. Redevelopment contributes to meeting needs for housing
in Three Rivers.
TRDC, Sanctuary Housing Group, South Oxhey Methodist Church,
Planning permission obtained. Phase 1 completes Feb 2011. Phase 2
commences Feb/March 2011.
Planning permission granted for all phases. Phase 1 on site and
development agreements for subsequent phases being finalised

Land
Provision of high quality affordable housing meeting Housing Strategy
objectives
Risk of loss of funding for Phases 2 & 3 if Phase 1 completion is
delayed. Withdrawal of a partner.
Improves the quality and supply of affordable housing
Meets the need for specialist housing
Making best use of housing stock
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Scheme
Location
Priority
Site ownership
Description/ Housing
type
Affordable %
Housing Tenure Mix
Justification/need for
project
Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

Imperial Machine Company
Harvey Road, Croxley Green
Private
Demolition of factory buildings and erection of 44 houses and 7
flats of these, 15 are affordable.
30% social rent
Market Housing 70%
S.106 Site allocated in Local Plan and was disused factory site in
the Green Belt. Redevelopment contributes to meeting needs for
housing in Three Rivers.
Howarth Homes, Hightown Praetorian Churches Housing
Association
Planning permission granted expected completion 2013
Development on site

nil
Provision of high quality affordable housing meeting Housing
Strategy objectives
Lack of social housing grant may affect scheme viability.
Improves the quality and supply of affordable housing
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Scheme
Location
Priority
Site ownership
Description/ Housing
type
Affordable %
Housing tenure mix
Justification/need for
the project
Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

Gade View Gardens
Abbots Langley
TRDC
Demolition of existing buildings and redevelopment to provide 11 1bed flats, 16 2-bed flats and 7 3-bed dwellings.
100%
Existing building in poor condition. Contribute to improving the supply
and quality of affordable housing in the District.
TRDC, Sanctuary Housing Group
Planning permission granted scheme on site practical completion
due September 2011.
Planning permission granted.

Land
Provision of high quality affordable housing meeting Housing
Strategy, Strategic Housing Market Assessment and LDF objectives
none
Improves the quality and supply of affordable housing
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Scheme
Location
Priority
Site ownership
Description/ Housing
type

Affordable %
Housing Mix
Justification

Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

The Crescent Club
Hallowes Crescent, South Oxhey
TRDC freeholder (long lease in place)
Redevelopment of services club and garage to provide 16
affordable units split of social rented and shared
ownership to be agreed units (4 3-bed houses, 9 2-bed
flats and 3 1-bed flats).
100%
50% social rent and 50% low cost home ownership
Demolition of working men’s club and garages. Contributes
to the regeneration of South Oxhey. Redevelopment
contributes to meeting needs for housing in Three Rivers.
TRDC, Paradigm Housing Association
Subject to planning permission being granted scheme
could be delivered by November 2012
Legal Instructed. Planning application submitted, decision
due in January 2011.

Land
Provision of high quality affordable housing meeting
Housing Strategy objectives
Planning permission not being granted, poor market
conditions for housing for sale
Improves the quality and supply of affordable housing
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Scheme
Location
Priority
Site ownership
Description/Housing
type
Affordable %
Housing Mix
Justification

Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

Morningside
Uxbridge Road, Rickmansworth
Hightown and Praetorian Churches Housing Association
Redevelopment of sheltered scheme to provide general
needs affordable housing.
100%
Currently 50% affordable social rent 50% shared ownership
Existing buildings all in poor condition. Contributes to the
County Council policy of reducing the number of sheltered
housing units by 10% and improves the supply and quality of
affordable housing in the district.
Hightown and Praetorian Churches Housing Association
possible other public bodies may join the scheme.
March 2013
Planning application expected by March 2011

Nil
Provision of high quality affordable housing meeting Housing
Strategy objectives
Improves the quality and supply of affordable housing
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Scheme
Location
Site ownership
Description/Housing
type
Affordable %
Housing Mix
Justification
Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

The Jet Pub
Hayling Road, South Oxhey
TRDC
Estimate :16 rented social housing units
100%
100% affordable social rent
Existing buildings all in poor condition vacant for many years.
Contributes to the regeneration of South Oxhey.
RSL Not determined
March 2014
Pub to be demolished

Land
Provision of high quality affordable housing meeting Housing
Strategy objectives
Improves the quality and supply of affordable housing
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Scheme
Location
Priority
Site Ownership
Description/Housing
type
Affordable %
Housing Mix
Justification
Partner(s)
Timescales and
deliverability
Current status

Little Furze
Gosforth Lane, South Oxhey
Hertfordshire County Council
to provide 104 units of extra/flexi care
100%
Redevelopment of disused primary school site, vacant for
many years. Contributes to the regeneration of South Oxhey
HCC, Housing 21
June 2013
Draft LDF allocation for 100 units. Planning application
expected June 2011, with new scheme mix

Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers

Provision of high quality affordable supported and general
needs housing meeting Housing Strategy objectives
Viability. Green Belt site surrounded by local nature reserve.
Development will depend on demonstrating very special
circumstances until allocated.
Links with the LDF,
Improves the quality and supply of affordable housing
Community Strategy Meets the need for specialist housing
TRDC strategic
Making best use of housing stock
objectives
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Scheme
Location
Priority
Site Ownership
Description/Mix
Affordable %
Housing Mix
Justification

Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

Old Merchant Taylors
Lincoln Way, Croxley Green
Private
to provide 153 dwellings, 46 to be affordable.
S.106 30%
Market housing 70%
Redevelopment and re-provision of sports ground allocated in
Local Plan. Development contributes to meeting the need for
housing in Three Rivers.
Barratts, RSL to be advised
Completion expected 2014
Development on site

Nil
Provision of high quality affordable housing meeting Housing
Strategy objectives and contributes to meeting LDF housing
target
Improves the quality and supply of affordable housing
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Scheme

Kings Langley employment Area

Location
Priority
Site ownership
Description/Housing
type

Kings Langley

Affordable %
Housing Mix
Justification
Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

Various private owners
Potential redevelopment of various employment sites
throughout Kings Langley for mixed use. Expected to provide
180 dwellings in total, 45 in bidding period of which 13
affordable.
Section 106 30%
Rationalisation of employment land and improve local
environment.
To be advised
2014, some developer interest.
Draft LDF site allocation.

Provision of high quality affordable housing meeting Housing
Strategy objectives and improving the environment
Loss of employment land that will be provided on an
alternative site
Improves the quality and supply of affordable housing
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Scheme
Location
Site ownership
Description/housing
type

Affordable %
Housing Mix
Justification/Need for
the project
Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

Leavesden Aerodrome
Leavesden
MEPC Plc
Large site. Part developed as housing and a business park,
part with planning permission for extension and
redevelopment of Leavesden Studios, and application
anticipated on remaining area for 425 dwellings, hotel and
community uses and open space.
Target 45%
Delivery of site key to Core Strategy objectives for housing
and employment, and has a significant role in meeting needs
for affordable housing in the District.
To be advised
2012
Draft LDF allocation. Outline Planning application being
considered by Council.

Provision of high quality affordable housing meeting Housing
Strategy objectives
Improves the quality and supply of affordable housing
Improvement to the environment
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Scheme
Location
Priority
Site ownership
Description/
Housing type
Affordable %
Housing Mix
Justification/Need
for project
Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

Delta Gain
Carpenders Park
Private
Vacant employment land to be redeveloped to provide 31 flats,
10 of which to be affordable (9 1-bed and 1 3-bed)
Section 106 30%
Market Housing 70%
Disused employment land
Kebbell Homes, RSL to be identified
2013
Planning permission granted.

Provision of high quality affordable housing meeting Housing
Strategy objectives
Improves the quality and supply of affordable housing
Improvement to the environment and flood risk
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Scheme
Location
Priority
Site ownership
Description/housing
type
Affordable %
Housing Mix
Justification/need for
project
Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

Hill Farm Industrial Estate
Hill Farm Avenue, Leavesden
Private
Redevelopment of employment land to provide 35
dwellings, 12 expected to be affordable.
Section 106 30%

April 2015
Draft LDF allocation.

Provision of high quality affordable housing meeting
Housing Strategy objectives
Improves the quality and supply of affordable housing
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Scheme

Former Hospital Gas Works

Location
Priority
Site ownership
Description/housing
type
Affordable %
Housing Mix
Justification/Need
for the project
Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

East Lane, Leavesden
Private
Redevelopment of derelict hospital gas works to provide 15
dwellings, 5 of which are expected to be affordable.
Section 106 30%

April 2015
Draft LDF allocation.

Provision of high quality affordable housing meeting Housing
Strategy objectives
Improves the quality and supply of affordable housing
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Scheme

Royal British Legion

Location
Site ownership
Description/Mix

Church Lane, Sarratt
Royal British Legion
Redevelopment of disused community hall to provide 10
affordable dwellings.
100%

Affordable %
Housing Mix
Justification/Need
for project
Partner(s)
Timescales and
deliverability
Current status

Site would provide affordable housing in a rural village to
meet local needs.
April 2015
Planning brief prepared in 2006. Draft LDF allocation. Preapplication discussions.

Total project costs
HCA contribution
TRDC contribution
Outputs and
Provision of high quality affordable housing meeting Housing
outcomes
Strategy objectives
Risks and barriers
Links with the LDF,
Improves the quality and supply of affordable housing
Community Strategy
TRDC strategic
objectives
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Scheme
Location
Priority
Site ownership
Description/Housing
mix
Justification/ need
for the project
Affordable %
Housing Mix
Partner(s)
Timescales and
deliverability
Current status
Total project costs
HCA contribution
TRDC contribution
Outputs and
outcomes
Risks and barriers
Links with the LDF,
Community Strategy
TRDC strategic
objectives

The Queen’s Drive
Mill End, Rickmansworth
TRDC/Private
Redevelopment to provide 25 affordable homes. Plus 13
market housing units for outright sale developed on private
land
Development of used scrub and private land
66%
34% 13 Market Housing units
RSL to be identified.
June 2015
Draft LDF allocation.

Provision of high quality affordable housing meeting Housing
Strategy objectives
Improves the quality and supply of affordable housing
Improves the environment
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MONITORING, GOVERNANCE AND CONSULTATION
Preparation of the LIP has been overseen by a Steering Group comprising a multidisciplinary team of senior officers of Three Rivers District Council and Herts County
Council, the Chief Executive of Thrive Homes and officers of the Homes and
Communities Agency Eastern Region.
This group will consider feedback from the HCA’s review of the document and
periodically amend and monitor the progress of the plan.
Once the document has been finalised, it will be put before the council’s Executive
Committee for their approval.
As the LIP represents a summary of existing plans and strategies which have already
been consulted upon or, in the case of the LDF, consultation is underway, no
separate consultation exercise on this document is planned.
The Proposed Submission Core Strategy Consultation Statement (June 2010)
describes consultation undertaken in previous stages of the Core Strategy process. It
outlines who was consulted and how they were consulted. It also presents a
summary of the main issues raised and explains how they have been addressed by
the Council.
Issues and Options stage consultations were carried out in June 2006 and July 2007.
Preferred Options stage consultations were carried out in February and November
2009, and Proposed Submission consultation was carried out in June and October
2010.
Consultations on the Core Strategy at various stages have involved making
documents available at the Council offices, on the website and at libraries across the
District; exhibitions at Three Rivers House and at some libraries; information on the
consultation and pull out questionnaires included in Three Rivers Times which is sent
to every household and business in the District; presentations to Local Area Forums,
the Equalities Forum, the Environmental Forum, the Youth Council, the Pensioner
Forum and the Rickmansworth Residents Association, press releases and articles in
the Watford Observer and coverage on Mercury Radio; and letters being to all
consultees on the database (currently over 2,700 interested people and
organisations).
In total, nearly 3,500 responses have been received across all Core Strategy
consultation stages and these have helped shape the final Core Strategy that is
expected to be submitted to the Government in February 2011.
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