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Foreword
This foreword explains the following:

•
•
•

The type of application that has been submitted;
The documents that have been submitted; and
What happens next?

The Application

The Primary Control Documents

The document submitted for approval in respect to the entire
Application is:

•

Site Location Plan, identifying the extent of the Application Site
(within which development is proposed) and the extent of land
within the ownership of the Applicant.

A composite hybrid planning application (‘the Application’) has
been prepared for the entire South Oxhey initiative (‘the Site’) and
is submitted by Countryside Properties PLC (‘the Applicant’). This
hybrid planning application seeks approval for part of the scheme
in full detail and the remainder in outline. It also seeks full details of
access.

The detailed component of the Hybrid Planning Application includes
the following documents which are submitted for approval:

•

Detailed Plans and Elevations, setting out in full how the
detailed components will be developed, including full details
on matters of layout, scale and appearance of the buildings,
landscaping and access arrangements; and

This Foreword, which appears at the front of every submission
document, has been prepared to explain how the many submission
documents fit together in order to help stakeholders and interested
parties navigate the Application.

•

Detailed Development Schedule, setting out the quantity
and mix of development proposed for the detailed components
within the context of the site-wide allowable quantity and mix.

The paragraphs below explain the documents that have been
submitted within the Application and the inter-relationship between
them.

The outline components of the Hybrid Planning Application are
set out within three Primary Control Documents, which define
the Specified Parameters of the Proposed Development and are
submitted for approval. These are as follows:

The Documents

•

Parameter Plans, defining the maximum extent of the proposed
routes, spaces and buildings;

•

Outline Development Specification, setting out the type
(uses) and maximum quantity of development that could be
provided; and

•

The Design Guidelines Document, provides overarching
guidance for future design teams involved in the preparation
of Reserved Matters Applications for the development of the
outline components, including buildings, landscape/public realm
and routes. Matters that have been reserved for approval at a
later date in respect to the outline components are layout, scale,
appearance and landscaping.

The Application includes a number of documents that are submitted
for approval which relate to the Proposed Development in its
entirety, with others that pertain only to the outline or detailed
components.
The paragraphs below explain the purpose of each document, how
they inter-relate with one another and how they have been used to
define the Proposed Development.
A number of documents are submitted for approval (‘the Primary
Control Documents’), whilst others will provide background,
illustrative and supporting information (‘the Secondary Control
Documents’) to help Three Rivers District Council (TRDC) to reach
their decision as to whether to grant permission for the application
being made.
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The Secondary Control Documents

In addition to the above, a range of other documents are submitted
to provide information to help the TRDC to consider the proposals
and determine the Application. A full suite of supporting documents
is submitted which relates to both the outline and detailed
components of the Hybrid Planning Application.
A number of these documents make commitments and
recommendations in order to make the Proposed Development
acceptable (including for example the Energy Statement). Where
this is the case, it is clearly stated, along with the mechanism for
securing the commitment (e.g. through a planning condition). The
documents are as follows:

•

Illustrative Masterplan, providing an indication of what the
overall Proposed Development could look like. It is not submitted
for approval, but shows one way in which a development of
the type and scale proposed might fit within the Specified
Parameters for the outline components, for which Planning
Permission is being sought;

•

Planning Statement, explaining how the Proposed
Development responds to the planning policies of TRDC. It also
sets out why the Proposed Development is being promoted and
what benefits are expected to flow from it;

•

Design & Access Statement (DAS), statutory document
explaining the design evolution of the Proposed Development
(the detailed and outline components). It explains how the
amount, scale, layout, appearance, landscaping, and inclusive
design and community safety issues have been developed. It
includes a landscape strategy, details of the access design, and
the evolution of the Illustrative Masterplan; and

•

Technical reports complete the suite of supporting documents,
including for example the Transport Statement, Energy Strategy
and Sustainability Statement.

The table adjacent provides a complete schedule of the documents
submitted as part of the Application.
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i FOREWORD

REFERENCE

DOCUMENT TITLE

FORMS
SO1/ S02

FORMS, CERTIFICATES AND NOTICES

BACKGROUND DOCUMENTS
SO3

EXISTING BLOCK PLANS AND SECTIONS

SO4

TOPOGRAPHICAL SURVEY

PRIMARY CONTROL DOCUMENTS
SO5

SITE LOCATION PLAN

SO6

DEVELOPMENT SCHEDULE

SO7

PARAMETER PLANS (OUTLINE
COMPONENTS)
DESIGN GUIDELINES DOCUMENT (OUTLINE
COMPONENTS)
PLANS AND ELEVATIONS (DETAILED
COMPONENTS)
PROPOSED DEMOLITION PLAN

SO8
SO9
SO10

SECONDARY CONTROL DOCUMENTS
SO11
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REFERENCE

DOCUMENT TITLE

SO21

BIODIVERSITY CHECKLIST

SO22
SO23

TREE SURVEY AND IMPACT ASSESSMENT /
METHOD STATEMENT
PHASE 1 HABITAT SURVEY

SO24

FLOOD RISK ASSESSMENT

SO25

DRAINAGE STRATEGY

SO26
SO27

PRELIMINARY GROUND WATER RISK
ASSESSMENT
FOUL SEWERAGE ASSESSMENT

SO28

UTILITIES ASSESSMENT

SO29

LAND CONTAMINATION ASSESSMENT

SO30

NOISE IMPACT ASSESSMENT

SO31

AIR QUALITY ASSESSMENT

SO32

VENTILATION AND EXTRACTION DETAILS

SO33

HISTORIC ENVIRONMENT DESK-BASED
ASSESSMENT
CONSTRUCTION METHOD STATEMENT AND
MANAGEMENT PLAN
WIND ASSESSMENT

SO12

ILLUSTRATIVE MASTERPLAN / LANDSCAPE
MASTERPLAN
ILLUSTRATIVE ELEVATIONS AND SECTIONS

SO13

ILLUSTRATIVE PHASING PLAN

SO35

SO14

DESIGN AND ACCESS STATEMENT

SO36

SO15

PLANNING STATEMENT

SO16
SO17

TRANSPORT ASSESSMENT AND DRAFT
TRAVEL PLAN FRAMEWORK
RETAIL ASSESSMENT

SO18

AFFORDABLE HOUSING STATEMENT

SO19

C-PLAN ENERGY STATEMENT

SO20

SUSTAINABILITY STATEMENT

SO34

SO38

LANDSCAPE AND VISUAL IMPACT
ASSESSMENT
DAYLIGHT/ SUNLIGHT AND
OVERSHADOWING ASSESSMENT
OUTLINE SITE WASTE MANAGEMENT PLAN

SO39

VIABILITY ASSESSMENT

SO40

DRAFT S106 HEADS OR TERMS

SO41

STATEMENT OF COMMUNITY INVOLVEMENT

SO37

What happens next?

TRDC will formally consult on the Applicant’s proposals for a period
of no less than 21 days, during which time interested parties have
the opportunity to make any representations that they may wish to.
If you are an interested party and you have any questions about
the Application that has been made, please direct these in the first
instance to the TRDC case officer dealing with the Application,
Marie Clarke, or to Becky Cocker (Becky.Cocker@gva.co.uk)
or Nick Alston (Nick.Alston@gva.co.uk) at GVA, the Applicant’s
planning advisors.

Schedule of Documents submitted as part of the Application
Countryside | Home Group | GSA

south oxhey | Design and Access Statement

Introduction

01

1.0 Introduction

8

1.a Introduction
1.1	This Design and Access Statement (DAS) accompanies a
Hybrid Planning Application (‘the Application’) dated January 2016.
The Application seeks planning permission for a residential-led
mixed use redevelopment of the land at South Oxhey (South Oxhey
Central, Maylands Road, Hayling Road, and Hallowes Crescent)
(‘the Site’) in the Three Rivers District. The Application is submitted
by Countryside Homes PLC (‘the Applicant’).
1.2	The Application is for part Full Planning Permission (with
full details provided of layout, scale, access, appearance and
landscaping) and part Outline Planning Permission (with all matters
reserved except access). This Design and Access Statement has
been prepared by GSA on behalf of the Applicant.
1.3	The document has been based on the Proposed
Development Schedule, the Parameter Plans and the detailed
plans, sections and elevations.
Background
1.4	In May 2015 Three Rivers District Council selected
Countryside and Home Group as the preferred development
partners for the South Oxhey Initiative. The council has worked with
‘the Applicant’ to refine their proposals for the redevelopment of the
site, to create a new high quality residential and retail environment.
1.5	The Proposed Development requires a large number of
physical changes to the Site which constitute development, and
for which planning permission is required. A Hybrid Planning
Application has therefore been prepared.
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The Proposed Development
1.6	The formal description of development to which the
Application relates is as follows:
‘Phased comprehensive redevelopment of the land at South
Oxhey (South Oxhey Central, Maylands Road, Hayling Road,
and Hallowes Crescent) to include the demolition of existing
buildings and provision of residential-led mixed use development
comprising use classes C3, A1/A1/A3/A4 and D1/2, with associated
site preparation/enabling works, transport infrastructure works,
landscaping works and provision of car parking’
1.7	In summary, the Proposed Development includes the
following key characteristics:

•

Up to 5,137 sqm town centre uses, including a foodstore of up to
1,714 sqm;

•
•
•

A more varied and attractive district centre for residents to shop;

1.9
Outline Planning Permission is sought for the remainder of
the Proposed Development. This is hereafter referred to as ‘the
outline components’. With respect to the outline components, all
matters are reserved for approval at a later date (through Reserved
Matters Applications), except for access which is submitted for
approval in detail. The outline components include:

•
•

Up to 374 units at South Oxhey Central;

•
•
•

Associated site preparation/enabling works;

Up to 5,137 sqm town centre uses, including a foodstore of up to
1,714 sqm;
Landscaping works; and
Transport infrastructure and car parking.

Up to 514 new residential dwellings across the Site;
High quality public spaces including a new market place,
providing an opportunity for events and street markets.

A Hybrid Planning Application is one that seeks Outline
1.8
Planning Permission for one part and Full Planning Permission for
another part of the same site. Full Planning Permission is sought
for the following, with full details submitted of the proposed layout,
scale, appearance, access and landscaping:

•
•
•

South Oxhey Central Parcel 1 (84 units);

•
•

Land at Hayling Road comprising residential dwellings (8 units);

•
•
•

Associated site preparation/enabling works;

Temporary car park for town centre;
Land at Maylands Road comprising residential dwellings (26
units);
Land at Hallowes Crescent, comprising residential dwellings (22
units);
Landscaping works; and
Transport infrastructure and car parking.

south oxhey | Design and Access Statement
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1.a Introduction

Hayling
Road

Hallowes
Crescent

South Oxhey
Central

Maylands
Road

Aerial Photograph showing all Sites
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2.a Wider Context
South Oxhey is about 2 miles south of Watford. It is located on
the border of Greater London. Watford is approximately 6 mins
drive away by car. South Oxhey is also well connected to Hemel
Hempstead and St Albans, and beyond with linkages to the M25
and M1.
The site itself is located immediately to the West of Carpenders
Park Station. From here London Overground services run
between London Euston and Watford Junction. This provides good
connections with a regular service throughout the day. It takes
approximately 40 mins to reach Central London direct and 6 mins
to reach central Watford by train.
There are also good bus services into Watford.
South Oxhey is within easy reach of a number of high quality
publicly accessible open spaces.
•

South Oxhey Multi-Games Area, Warren Dell

•

South Oxhey Playing Fields

•

Big Wood, Bramshot Way

•

Hampermill Spring, Hayling Rd

•

Hartsbourne Woods, Green Lane

•

Oxhey Pasture Spring, Hillcroft Crescent

•

Pond Woods, Seacroft Gardens

•

Prestwick Road Meadows

In addition Oxhey Wood is located on the western border of South
Oxhey. It is a semi-natural woodland, and is designated as a Local
Nature Reserve.
Application site
Motorway
Primary Roads
Secondary Roads
Railway
Railway station
Built up area
Open Space
Employment Area

Wider Context Diagram
Countryside | Home Group | GSA
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2.b Project Context
South Oxhey is a large estate that was built up significantly after the
Second World War to help alleviate the housing pressures within
Central London.
There have been several rounds of previous consultation on
the South Oxhey Initiative since its inception in 2011, including
workshops in 2011, finishing with a public consultation event in
March 2014.
Following that, there was a bid process held by Three Rivers
District Council to find a development partner. This process
took place from September 2014 to May 2015. Since May 2015,
Countryside and Home Group, a registered provider of affordable
homes, have been working alongside Three Rivers District Council.

Land at Central South Oxhey and Surrounding Context

Countryside | Home Group | GSA
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2.c Site Description
The Hybrid Application encompasses 4 parcels - land at South
Oxhey Central, land at Maylands Road, land at Hayling Road and
land at Hallowes Crescent.
Land at South Oxhey Central
The land at South Oxhey Central is 4.12 hectares in area. It is
primarily bounded by Fairfield Avenue to the north, Prestwick
Road to the east, Oxhey Drive to the south and Henbury Way
and Bridlington Road to the west. It also encompasses Station
Approach, with the London Overground line forming the most
easterly boundary.
Prestwick Road is a busy road, along which the bus route runs,
and is lined with shops and housing. Bridlington Road is a one
way street, with mixed uses, including shops, businesses and
housing lining one side. The library and a pub are located opposite.
St Andrews Road is a pedestrianised street with shops on both
sides that runs through the centre. Both Fairfield Avenue and
Oxhey Drive are wide, tree lined residential streets that serve to
access the surrounding residential development. Also part of the
application is the green space to the west of Henbury Way, which is
proposed to be upgraded as a public park.

South Oxhey Central: Central shopping space between Prestwick Road and
Bridlington Road, with up to three storeys of residential above.

South Oxhey Central: Deck access residential from rear courtyards.

South Oxhey Central: Shops on Bridlington Road

South Oxhey Central: Carpenders Park Station Drop Off Area

The land at South Oxhey Central currently contains a mixture of
retail space, post office, social housing and surface car parking.
The open space west of Henbury Way is a grassed, recreational
area. South Oxhey functions as a District Centre and therefore
serves the local community’s day-to-day shopping needs.
The existing deck-accessed flats and maisonettes are generally
provided within 3 – 4 storey blocks with pitched roofs. The ground
floor of these buildings generally contains retail space. A significant
proportion of the retail space is under-occupied at present.

Countryside | Home Group | GSA
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2.c Site Description
Land at Maylands Rd
The land at Maylands Road is 0.26 hectares in area. It is bounded
to the north by Ballater Close, a small cul-de-sac; by Ferndown
Road to the east and Maylands Road to the south. These are quiet,
residential streets. The western boundary is the fence line to the
neighbouring properties. It is located approximately 650m from
South Oxhey Central.
It is currently a grassed area containing some play equipment. It
is suburban in character. Another play space is located close by
(approximately 150 metres away) at Moortown road.
Land at Hayling Road
The land at Hayling Road is 0.20 hectares in area. It is bounded
to the north by Hayling Road, a residential street that forms the
access spine to many of the neighbouring streets. The quieter
Holmside Rise forms the western boundary. Properties on
Blairhead Drive back on to the site, forming the southern boundary.
It is located approximately 950m from South Oxhey Central.

Land at Maylands Road: From Ferndown Road

Land at Maylands Road: From Ballater Close

Land at Hayling Road

Land at Hallowes Crescent: It is currently occupied by a derelict building.

Formerly the site of ‘The Jet’ pub, the site is currently vacant. It sits
within a suburban context.
Hallowes Crescent
The land at Hallowes Crescent is 0.19 hectares in area. It is
bounded to the north by the back gardens of houses located on
Ashburnham Close. Hayling Road forms the southern boundary,
and access to the garages behind the parade of shops and flats
of Hallowes Crescent form the eastern boundary. It is located
approximately 1.4km from South Oxhey Central. There is a small
local centre at Hallowes Crescent, which overlooks a large green
space adjacent to the land.
It currently contains a vacant/derelict social club, with associated
outside space. There are also some dilapidated garages in the
north of the site. It is suburban in character.

Countryside | Home Group | GSA
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2c Site Description
Local Community Context
Land at South Oxhey Central
Due to its central location, there are a number of uses which
perform social and community functions within close proximity.
The library is located on the west side of Bridlington Road. The
William Morris Labour Club and the Kingdom Hall of Jehovah’s
Witnesses are located off Henbury Way. On the south side of
Oxhey Drive are a collection of civic and health related uses,
including the Police station, the Parish Council offices and a
medical practice. The Centre – a community leisure centre and
Youth Club facility is located nearby on Gosforth Road. The local
swimming pool is located just off Little Oxhey Lane.
There are a number of well supported community groups in South
Oxhey including ASCEND, The Community Learning Partnership,
Thrive Homes, and Watford Rural Parish Council. Local schools in
the area include St Joseph’s Catholic Primary School, Colnbrook
Primary School, Warren Dell Primary School, Oxhey Wood School,
Woodhall Primary School and Greenfields Primary School. Local
places of worship include St Joseph’s Roman Catholic Church, All
Saints Church, South Oxhey Baptist Church, Carpenders Park and
South Oxhey Methodist Church and St Martins United Reformed
Church, Muirfield Road.

South Oxhey Library on Bridlington Road

Parish Council Office, Oxhey Drive

The Centre, Gosforth Road- Youth Centre

Oxhey Playing Fields

Land at Maylands Road
The nearest shops and community facilities are located in the
central shopping precinct. There are play facilities at Moortown
Road.
Land at Hayling Road
The nearest shops are located at Hallowes Crescent. Warren Dell
playing fields are located nearby.
Land at Hallowes Crescent
There are a small number of shops including a convenience
store, newsagent, takeaways, pharmacy and a cafe. South Oxhey
playing fields are located to the north, providing recreational and
play facilities. Oxhey Woods Local Nature Reserve is located to
the south.
Countryside | Home Group | GSA
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2c Site Description

Application Site

Land at
Hallowes
Crescent

Land at
Hayling
Road

Land at South
Oxhey Central
Land at
Maylands
Road

Places of worship

Local Context Diagram
Countryside | Home Group | GSA
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2.c Site Description
Local Context and Architectural Language Study

Maylands Road

South Oxhey is a well defined settlement, surrounded by existing
woodland and agricultural land. An assessment and understanding
of its unique character and local identity is an important part of
creating a distinctive place that will last.
The context study forms part of the assessment of the vernacular
to help provide an understanding of the unique elements of
townscape, layout and buildings that form the local identity. The
study forms the basis for layout principles, building components,
materials and design for the proposed development.
Separate studies were conducted for all four parcels within the
application site.

Terraced housing forms the immediate context

Terraced housing

Maylands Road
The context around Maylands Road is of two storey houses
and three storey flats with pitched roofs. Houses generally have
small front gardens / privacy strips and private rear gardens.
Predominant materials used in the area are red brickwork and
painted render (in light cream shades). Roofs are generally tiled.
The three storey apartment buildings have projecting balconies.

Gables face onto the site boundary

Hayling Road
The context around Hayling Road is of two storey houses with
pitched roofs (hipped roofs are quite common). Houses generally
have parking within the front gardens and private rear gardens.
Predominant materials used in the area are red or reddish-brown
brickwork and painted render (in light cream shades). Roofs
are generally tiled. There is steep topography in this area – so
rooflines are often stepped.

Many of the surrounding terraces are red
brick with no detailing

Render clad terrace of houses with clay
roof tiles

Buff brick with a red brick detail

Neighbouring properties have either low
timber fences with brick piers or hedges
forming the front boundary

Houses have simple entrance canopies and
slim window cills

Painted metal balustrades on nearby
apartment blocks

Hallowes Crescent
The context around Hallowes Crescent is of two storey houses
and three storey flats with pitched roofs. Predominant materials
used in the area are red or reddish-brown brickwork. Roof
materials vary in colour.

Countryside | Home Group | GSA

south oxhey | Design and Access Statement

2.0 the site and context

19

2.c Site Description
Hayling Road

Hallowes Crescent

Terraced housing with parking to the front is common

Hipped roofs terminate row of terraced houses

Three storeys high, directly adjacent to the site

Terraced Housing forms much of the neighbouring context

Terraced housing with Garden Access Ginnels

New development in keeping with traditional vernacular, with
some brick detailing over windows

Parking areas are green where possible to improve aspect
from properties

New development in keeping with traditional vernacular, with
some brick detailing over windows

Terraced houses animated with feature
front facing gables

Roofs are predominantly concrete or red
clay roof tiles, with red brick for the main
facing brick

Brown brick terraces also feature

Cornice brick detailing at gable head height

Multistock facing brick with red brick detail around the windows

Hedges form the front boundary to
surrounding houses

Simple entrance canopies and slim side
lights by front door are characteristic of the
immediate context

Windows proportions are more generous at
ground floor

Windows have a vertical emphasis

Red clay effect or concrete roof tiles

Countryside | Home Group | GSA
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2.c Site Description
South Oxhey Central – Townscape

The corner of Fairfield Avenue, opposite Station Approach is naturally
elevated, creating a focal point. The building is four storeys high, plus a
pitched roof.

Residential development at corners to St Andrews Road are taller to create
focal point. This corner is four storeys high, plus a pitched roof.

Many homes on the Land at South Oxhey Central lack quality private amenity
space. Many have poor aspect over rear parking courtyards.

Shops on Bridlington Road with private terraces for residents above.

Central shopping street with residential above. The pub terminates the street.

Street planting along Oxhey Drive enhances the streetscape

Countryside | Home Group | GSA
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2.c Site Description
South Oxhey Central – Townscape

Station Approach is currently dominated by a vehicular route, and ad hoc car
parking.

Ill-defined corner to Station Approach.

Single storey shops along Station Approach enhance activity outside
Carpenders Park Station

Three storey apartments with a pitched roof, next to Henbury Way.

Grassed area off Henbury Way.

Semi-Detached Houses on Prestwick Road

Countryside | Home Group | GSA
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2.c Site Description
South Oxhey Central – Materials and Detailing

Inset balconies break-up regular fenestration pattern.

Large framed balcony on key focal corner.

Inset balcony with projecting balustrade

Brick houses with brown clay roofs are typical of the local vernacular

Balconies flank projecting architectural feature, breaking up large facade.

Multi-stock brick used widely across Central South Oxhey

Countryside | Home Group | GSA
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2.c Site Description
South Oxhey Central – Materials and Detailing

South Oxhey Central contains a wide range
of different building types – sitting side by
side. Residential, retail, employment, civic and
community uses are all contained in this area. In
fact many of the buildings are mixed-use.
Therefore there are a range of different characters
and treatments. Massing tends to be two to four
storeys plus a pitched roof.
Many of the existing homes at South Oxhey
Central are within three to four storey mixed-use
blocks with pitched roofs. Many of the homes are
deck accessed. The elevations onto the service
roads are quite prominent – most of the deck
access is overlooking the retail servicing.

Feature gables on community buildings on Oxhey Drive.

Community facilities line Oxhey Drive with brick detailing
emphasising important buildings

Architectural detail projecting to indicate entrances.

Mature hedges form the boundary condition to many of
the surrounding houses

Shop fronts are split into simple bays with a common
signage height to create a unified appearance.

Raised parapets above shop fronts create interest

Countryside | Home Group | GSA

Brickwork is the predominant material in the area,
with pitched, tiled roofs. Windows are generally
small ‘punched openings’ within the facade.
Balconies for apartments tend to be recessed or
‘half in-half out’.
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2.d Site History
South Oxhey is a suburban settlement, located south of Watford.
The suburb was built on land that was formerly part of the estate
of Oxhey Place, an estate that dates back to Elizabethan times.
Whilst the manor house was destroyed in 1955, the 17th Century
Oxhey Chapel remains on Gosforth Road and is designated as
Grade II* listed.
In the five years following the Second World War, the South Oxhey
area was substantially redeveloped by London County Council
to provide homes and a new start for Londoners who had lost
their homes in the bombing of the capital. Therefore much of the
development within the estate is post war in character. The estate
was well planned, with a clear and logical distribution of homes,
schools and open spaces, with a central shopping precinct and the
homes above forming the community hub.
The ownership and management of the estate transferred from the
Greater London Council to Three Rivers District Council in 1980.
Alongside this, the introduction of the Right to Buy policy allowed
many residents to purchase their homes from the local council. By
2007, the majority of homes on the estate are in private ownership,
and the remaining social housing was transferred to Thrive Homes
housing association in 2008.

South Oxhey - 1920

South Oxhey- 1938

South Oxhey- 1968

South Oxhey- 2012

The increasing range and scale of convenience and comparison
shopping nearby has meant that residents were increasingly
attracted to other retail centres, leading to the precinct becoming
run down. The Local Investment Plan (November 2010) highlighted
that “...some [housing] stock is now in need of significant updating.”
and “the structural condition of the main shops is...showing signs of
deterioration.”

Countryside | Home Group | GSA
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Land at South Oxhey Central: Constraints Plan

Land at South Oxhey Central: Constraints
The opportunities and constraints diagram has been derived from
an assessment of the following:

•
•
•
•
•

Site History and Planning Policy Drivers;
Context Study;
Strategic Context;
Site Analysis;
Technical Considerations.

Understanding the unique characteristics of these constraints is
the first step to identifying how they will be overcome and turned
into opportunities. Our responses to the individual constraints begin
to suggest a coherent framework that is greater than the sum of
its constituent parts, thereby defining the design and development
ambition for the site.
The key constraints on the land at South Oxhey Central are:

•
•
•
•
•

Existing trees – to be retained if possible;

•
•
•

Service easements, and any associated no build zones ;

•
•

Railway line (noise);
Busy roads (noise and pedestrian safety);
Important local views;
Limited site permeability, in both the east to west axis and north
to south axis;
Overhead cables at Station Approach site;
Poor arrival experience when alighting from Carpenders Park
Station;
Overcoming overlooking relationships with existing buildings
located outside the site;
South Oxhey Market is currently located in the precinct and will
need a new home.

Countryside | Home Group | GSA

KEY
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Community / Cultural
facilities

Mature trees noted by the
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2.e Summary of Constraints and Opportunities
Land at South Oxhey Central: Opportunities
There is the opportunity for the proposals to resolve the previously
outlined issues, with the following responses:

•
•

New retail space, including a large food store focused along
Prestwick Road revitalises the centre of South Oxhey and
continues the tradition of a thriving, local community hub in the
centre of South Oxhey.
Opportunity for taller buildings (5-6 storeys, with a 7 storey
corner marker) onto Prestwick Road - where proposed buildings
are set back from existing buildings by the Market Place / other
open spaces.

•

A new high quality arrival space outside Carpenders Park
station, with new retail and commercial opportunities for local
businesses.

•

Visual connection between arrival space and new market place
on Prestwick Road. A co-ordinated landscape response will
ensure the two spaces feel connected.

•

A new, improved space for South Oxhey Market, set back from
Prestwick Road, providing a high quality, flexible, civic space.
The new market will benefit from increased footfall due to the
concentration of retail and commercial uses in this location and
at the station.

•

Increased site permeability with improved east-west
connections, allowing for more active frontage and increased
levels of natural surveillance across the whole site.

•

Opportunity for new and revitalised green spaces, providing
improved biodiversity and local amenity space. Green spaces
interlink providing a pleasant and safe pedestrian and cycle link
to the station and shops.

Carpenders Park Station
New arrival space from
the station
Potential key views
Residential vehicular access
from Bridlington Road
Proposed secondary
vehicular routes
Proposed tertiary vehicular
route – rationalised access to
Station, taxis and drop off
Enhanced pedestrian
accessibility and quality
of environment
Green link to Station
and Shops
Existing Bus stops

Key retail frontages – promotes
activity and natural surveillance
Key building frontages
Focal Point
Opportunity for predominantly
hard landscaped civic space
Opportunity for new or
enhanced open space
Existing trees
Potential for Play Facilities
Opportunity for enhanced
biodiversity
Community / Cultural Facilities

Land at South Oxhey Central: Opportunities Plan

Countryside | Home Group | GSA
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2.e Summary of Constraints and Opportunities
Land at Maylands Road: Constraints
The key constraints are:

•

Existing mature trees and their associated root protection areas.
These should be retained if possible.

•

Overlooking relationships with existing houses that are located
outside the site. The relationship between the properties on
the eastern boundary and any new development on the site will
require particular attention.

•

Existing parking spaces used by current residents, located
within the site boundary, should be reprovided.

•

Retention of telecommunications box on southern boundary, as
relocation is uneconomic.

•

The site slopes significantly down towards Ferndown Road,
with the highest point of the site at the boundary with 29
Ballater Close.

Land at Maylands Road: Opportunities

•

Introduction of built frontage along Maylands Road, Ferndown
Road and Ballater Close will continue established street
patterns, and introduce active frontage on both sides of the
streets.

•

Opportunity for landscaped central courtyard which could house
parking for residents and provide a positive outlook for residents
with courtyard facing homes.

•

Level changes offers the opportunity to have a site specific
approach to the massing of the new blocks.

•

Replacement tree planting – fits in with new
residential character.

•

Massing of two to three storeys would be consistent with other
buildings in the area.

Constraints and Opportunities Plans: Maylands Road
Countryside | Home Group | GSA
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2.e Summary of Constraints and Opportunities
Land at Hayling Road Constraints
The key constraints are:

Existing pedestrian access
maintained

•

A water main easement and the associated no-build zone
located in the Northwest corner will restrict development in this
location.

Potential Overlooking Issue

Overlooking relationships with existing houses that are located
outside the site. The relationship between these properties and
any new development on the site will require particular attention
to ensure there is no detrimental impact to daylight levels.

Amenity grassland / green
space

•
•

There is currently a pedestrian route that cuts off the Northwest
corner of the site, which should be incorporated if possible.

•

Hayling Road is a relatively busy road, with local bus routes.

Existing trees (approx
position)

Services easement
Impact on boundary
to be reviewed
Road Noise
Bus Stop

Land at Hayling Road: Opportunities

Proposed Focal Point

•

Opportunity to ‘complete the street’ by continuing the building
line of Hayling Road and Holmside Rise.

Proposed Key Built Frontages

•

The corner location of the site provides the opportunity for a
focal feature.

•

There are large areas of green amenity space to the north and
south, providing the opportunity for attractive views for new
development within the site.

•

Opportunity for housing - this would fit in with the residential
character of the area.

•

Two storey proposals would be consistent with buildings within
the vicinity.

Constraints and Opportunities Plans: Hayling Road
Countryside | Home Group | GSA
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2.e Summary of Constraints and Opportunities
Land at Hallowes Crescent: Constraints
The key constraints are:

•
•

Existing mature trees and their associated root protection areas.
These should be retained if possible.
Overlooking relationships with existing houses that are located
outside the site. The relationship between the properties on the
western boundary and any new development on the site will
require particular attention.

•

Existing lay-by space, used by local shops, located within the
site boundary, should be reprovided if possible.

•

Access to the parking court behind the neighbouring shops and
flats needs to be maintained.

•
•

There is a sub station located on the western boundary.

Existing access maintained

Important local Views
Retail / Convenience stores
Potential Overlooking Issue
Existing trees (approx
position)
Existing trees (approx
position) - to be removed
Amenity grassland / green
space

Impact on boundary
to be reviewed
Existing on site Parking
Existing Sub Station
Road Noise
Bus Stop
Proposed Focal Point
Proposed Key Built Frontages

The site is located on a high point of South Oxhey.
Consideration should be given to the massing, and the
relationship between the neighbouring shops and houses.

Land at Hallowes Crescent: Opportunities

•

Opportunity to ‘complete the crescent’, providing strong built
frontage that is respectful of the local context.

•

The site’s prominent position offers the opportunity for a focal
feature within the built form to create high quality townscape.

•

Long range views to Oxhey Woods, and short range views onto
the grassy area in front of the shops, provides a positive outlook
for new residents.

•

New homes will be well located, close to local shops
and amenities.

•

Three storey apartments would be consistent with other
buildings in the area and be similar in scale to the mixed-use
buildings adjacent within Hallowes Crescent.

Constraints and Opportunities Plans: Hallowes Crescent
Countryside | Home Group | GSA
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3.a Design Concepts
South Oxhey Initiative
The South Oxhey Initiative began in 2011. It is a project aiming to
deliver improvements in South Oxhey for the local community. Aims
of the Initiative include:

•
•
•
•
•
•

Access to services;
Improved housing quality and access to housing;
Better quality leisure and community facilities;
Improved shopping facilities;
Reduced levels of deprivation;
Facilitate improved access to employment.

A series of community workshops and public open days were
held by Three Rivers District Council in 2011 to engage with the
needs of local groups, residents and technical stakeholders, and to
establish what works, and what does not work within South Oxhey.
The responses obtained at these events have helped to shape a
Land Use plan, which gives a guide to the amounts of different uses
to be provided within the centre, and an Area Plan, which identifies
how the redevelopment of the centre would fit in with proposals
for wider South Oxhey. These plans were subject to consultation
in May 2012, and adopted as part of the Site Allocations Local
Development Document in November 2014.

South Oxhey Initiative: Land Use Plan (Site Allocations Local Development Document, November 2014)

Following that there was a bid process held by Three Rivers District
Council to find a development partner. This process took place from
September 2014 to May 2015. Since May 2015, Countryside and
Home Group, have been working alongside Three Rivers District
Council. The following chapter describes the design development
process undertaken by that team.

South Oxhey Initiative: Area Plan (Site Allocations Local Development Document, November 2014)
Countryside | Home Group | GSA
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3.a Design Concepts
Land at South Oxhey Central
Building on the framework set out by the Land Use plan, the
illustrative masterplan for The South Oxhey Initiative has
evolved. An illustrative layout was subject to consultation in
March 2014, which maintained the central precinct – albeit
narrower, concentrating the highest buildings into the centre of the
development.
The new homes on offer were generally apartments set out in four
large urban blocks. Concerns were raised over the building heightsespecially the 8 storeys on Prestwick Road. Parking provision was
also of concern, with much of the parking for residents located in
underground carparking. Underground car parking also has the
disadvantage that it is expensive to construct and manage.
Summary of the issues:

•
•
•
•
•

Lack of permeability for pedestrians and cyclists

Land at South Oxhey Central: Illustrative Sections- March 2014 (Image: Levitt Bernstein)

Indicative Storey Heights

Heavily massed blocks
Buildings up to eight storeys high
Underground car parking
A lack of and lack of variety of open space

Following the consultation, the illustrative masterplan for South
Oxhey Initiative has been proposed to incorporate the feedback
received at consultation, and the emerging brief and commercial
input of the Lead Developer, together with the more detailed
knowledge established by the constraints and opportunities plans.

Land at South Oxhey Central: Illustrative Storey Heights- March 2014 (Image: Levitt Bernstein)

Countryside | Home Group | GSA
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3.a Design Concepts
Evolution of the Illustrative Masterplan
At the end of 2014 / beginning of 2015, Countryside and Home
Group participated in a competitive design process, that was
initiated by Three Rivers District Council.
Initially two concepts were worked up in tandem. Both concepts
identified the importance of a strong built frontage along the
perimeter, in keeping with the current character of the area. A
landmark building on the north east corner would provide an
important statement about the revitalised neighbourhood, and
provide a focal point for visitors arriving at the station.
Land at South Oxhey Central: Approach A

•

Focus on regeneration of existing central parade to create a
community focus, with concentration of green spaces, play
areas and retail in this area.

•
•

Increased north-south routes from Central area to Oxhey Drive.
An apartment led scheme.

Approach A: Retaining the Alignment of the Precinct

Approach B: A Walkable Neighbourhood

Approach A: Illustrative Layout

Approach B: Illustrative Layout

Land at South Oxhey Central: Approach B

•

Expansion of public space into areas where all residents will
benefit. Traditional avenues in keeping with local streets.

•

Site split into three urban blocks, increasing permeability and
encouraging a ‘walkable neighbourhood’.

•

Increased opportunity for a more diverse housing mix, resulting
in a more balanced community and adaptable massing strategy.

Land at Maylands Road, Hayling Road and Hallowes Crescent
The designs for these are led by the individual local context and
consideration of the existing urban grain. Given their suburban
locations, an appropriate response in terms of massing and the
amount of development is key.

Countryside | Home Group | GSA
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3.b Consultation
Public Consultation
There has been a process of consultation for the regeneration of South Oxhey. It is recognised that the success of any new development
hinges upon community engagement, to ensure that the new proposals meet the needs of the residents and facilitates the level of
regeneration the area requires.
A public consultation event was held in March 2014. Feedback from this event (summarised below in blue) was incorporated into the
evolution of the current masterplan (summarised in pink below).

Previous Feedback from Consultation

Current Masterplan Response

Homes – There is a huge need for new better quality housing in South Oxhey

We are providing better quality affordable homes for people who live on the site
and new homes for people to buy

Shops – You supported the idea of new space for shops and a new supermarket
but were concerned about the size / amount and impact on local businesses

We are providing a smaller amount of shops and a slightly smaller food store.
This will meet the needs of local people and will complement existing businesses

Public spaces – You were pleased with the new public spaces, tree lined streets
and seating areas

We are providing an attractive and lively Market Place, tree lined streets, and an
additional new space by the station

Meeting spaces – You were pleased with the new meeting spaces where locals
can gather

We are providing seating areas where people can meet and spaces where
events can be held

Green spaces – You want existing green spaces to be preserved and are happy
that new communal gardens are being provided

We are providing a new green space, communal and private gardens. We are also
improving the existing spaces by Henbury Way which will include a new play area

Parking – You supported the increase in private parking and were pleased that
there is no underground parking, but were concerned about the costs and security
of parking

Current levels of public parking will be maintained and re-provided near
the shops. Private parking will be available for residents in safe and attractive
surface car parks. The amount of resident parking meets the expected number
of cars

Building heights – You felt that the 8-storey building was too tall and were
concerned that the heights in general would not fit with the surroundings

We have reduced the tallest building to 7-storeys. This building plays an
important role South Oxhey and the main public space (Market Place). The rest of
the buildings are lower in height (mostly 4-5 storeys)

Density – You were concerned about the additional strain on local resources from
the number of new homes

We have reduced the total number of homes (and therefore the ‘density’).
Capacity in the local resources is being assessed and contributions will be made
if necessary to address any shortfalls

Tenant relocation – Residents were concerned about where they will live during
construction and where their new home would be located

The homes will be constructed in stages (or ‘phases’) so that generally new
homes will be available for residents to move directly into in one single
move without any need for temporary homes

Countryside | Home Group | GSA
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3.b Consultation
As a continuation of the ‘South Oxhey Initiative’, the detailed
proposals for the first phase of the land at South Oxhey Central,
Maylands Road, Hayling Road and Hallowes Crescent and the
illustrative proposals for the future phases underwent a wellattended three day consultation event in November 2015.
The proposals within the hybrid application were explained at
a public exhibition held in November 2015. This consisted of
a Preview Event for Hayling Rd, Maylands Rd and Hallowes
Crescent, held at All Saints Church. This was followed by
exhibitions on two days, held at the Parish Office – open to all
interested parties.
Generally the feedback was overwhelmingly positive. Below is a
summary of the key comments regarding this proposal.
Positive comments:
•

The area is in need of redevelopment,

•

The proposed layout will be appropriate;

•

New homes will be better.

Concerns:
•

The proposals are too tall;

•

Parking and traffic concerns;

•

The size of proposed dwellings.

The following chapters will describe the proposal, and demonstrate
how it can fulfil the ambition of the local community, and deal with
the concerns that were expressed.

Public Exhibition - November 2015
Countryside | Home Group | GSA
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3.b Consultation
Officer and Statutory Bodies Consultation
In addition to extensive public consultation, there have been a
series of regular meetings with both the Regeneration and Planning
departments of TRDC. These meetings have helped to shape the
proposals in terms of appropriateness and in relation to massing,
especially at the suburban locations.
Our proposals have generally been very well received throughout
the process, and feedback has helped us to refine the
design, including:

•

The relationship with neighbouring properties- both in terms
of scale and privacy, particularly at Maylands Road, Hallowes
Crescent and South Oxhey Central.

•
•

Ensuring an appropriate range and mix of dwelling types

•

Providing a parking solution that reflects the anticipated need of
future residents.

Creating a landmark feature at the corner of Prestwick Road
and Fairfield Avenue. This will help way-finding and gives an
appropriate architectural response at a key junction.

The following were also consulted to ensure an appropriate and
deliverable scheme:

•
•
•
•
•
•

Hertfordshire County Council Highways Department;
Network Rail;
Crime Prevention Design Officer for Hertfordshire;
Environment Agency;
TRDC Refuse Department;
The Parish Council.

Selection of Consultation Boards- November 2015
Countryside | Home Group | GSA

south oxhey | Design and Access Statement

