The Proposal – Hayling Road

07

7.0 THE PROPOSAL – HAYLING ROAD

100

7.a Land Use
The new development at Hayling Road will be residential use. The
proposals consist of 8 private for sale 3 bed houses.

7.b Layout
Formerly ‘The Jet’ pub, the land at Hayling Road was a vacant
site. There is an opportunity to ‘complete the street’, following
a similar building line from the properties on Hayling Road and
Holmside Rise.

•

There are two short rows of terraces, in keeping with the
local context.

•

Two bespoke angled units resolve the geometry of the corner,
and create a townscape ‘event’.

7.c Scale
The proposals are for 2 storey houses, this is compatible with the
scale of the immediate context and the local precedent of generally
2 storey houses.

•
•

Roofs are pitched to match with the surrounding context.
Hipped roofs at the end of each terrace, ensures a sensitive
relationship with the neighbouring houses on Holmside Rise
and Hayling Road.

Land at Hayling Road: Site Layout
Countryside | Home Group | GSA
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7.d Access and Circulation
The access and circulation has been carefully considered to ensure
seamless integration into the street.

•

Houses have been designed to achieve level
access requirements.

Parking
Parking for the 8 houses is located end onto the street, and
accessed from the highway. The spaces are located in front
of the properties. This parking strategy is characteristic of the
surrounding context.
Cycle storage is intended to be provided within sheds in the back
gardens of the properties.
Refuse
Most houses have been designed with an integrated refuse store at
the front of the property, providing a tidy and attractive solution that
contributes to the streetscape. Refuse storage for the angled house
types is in the rear gardens.

Hayling Road Elevation

Refuse stores for the houses have been sized in accordance with
TRDC guidance to ensure adequate provision.

Holmside Rise Elevation

Countryside | Home Group | GSA
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7.e Residential Quality
Amenity Provision

•
•

Private amenity space for houses is in generous rear gardens.

•

The proposed dwellings look out onto existing areas of open
space.

The corner of the road remains grassed, providing an attractive
outlook for the new houses, and continues the local precedent
of providing green space at road junctions.

Daylight
A daylight study has been carried out to ensure that the daylight
criteria is met for proposed and surrounding dwellings. This
information ensures that the proposals are respectful of the
neighbouring properties.
Boundary Conditions
Boundary treatments have been carefully chosen to complement
the buildings. They also provide security and privacy, and clearly
define the public and private realms.

•

Landscaped privacy strips between the parking and the houses
help denote the change from public to private realm

•

1.8m boundary walls, with gates form a distinct boundary
between public and private realm on street elevations

Boundary Conditions Strategy

Countryside | Home Group | GSA
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7.f Architectural Language
The designs for the new development at Hayling Road are a
contemporary interpretation of the local vernacular. This ensures
that the buildings are of their time, whilst remaining sensitive to
the surroundings.

•

The materials palette has be selected to harmonise with those
used in the local vicinity – red roof tiles and red bricks.

•

Feature gable on the angled units create a focal feature and
respond to the local context.

•

Hipped roofs at the end of the terraces reflect the roof forms of
the surrounding houses.

Illustrative roof plan

Architectural language – Illustrative photos
Countryside | Home Group | GSA

Illustrative view from Hayling Road
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7.g Landscape
Landscape Masterplan
The landscape for this proposal will form a strong element of
green to this junction and create a softened edge to the residential
dwellings on this scheme.
The landscape for these town houses will include amenity lawn
areas, shrub planting, hedge planting, proposed tree planting, hard
paved areas for both pedestrians and vehicles.

Proposed Access Road
Proposed Paving
Proposed Car Parking Bays
Proposed Public Planting
Proposed Private Planting
Proposed Tree
Amenity Grass
Proposed Hedge Planting
Land at Hayling Road: Landscape Masterplan
Countryside | Home Group | GSA
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7.g Landscape
Hard Materials Strategy
The material will be selected to be robust, easy to maintain and in
keeping with the residential development and architecture.
Concrete block paving will be selected for the pedestrian access to
the properties and also vehicular parking spaces within the front of
the dwellings.

Proposed Car Park Paving – Permeable System
Product :	Marshalls, Tegula Priora
Plan Size : 160 x 240/160/120 mm
Thickness : 80 mm
Colour :	Pennant Grey

Proposed Access Road – Macadam

Proposed Pedestrian Paving – Textured Concrete
Product :	Marshalls, Saxon
Plan Size : 400 x 400 x 50 mm
Colour :
Buff

Proposed Access Road
Proposed Paving
Proposed Car Parking Bays
Hard Materials Strategy
Countryside | Home Group | GSA
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7.g Landscape
Soft Landscape Strategy
The soft landscaping on Hayling Road will create a strong greening
element to the corner of the junction, providing a buffering effect for
the residents.
A generous area of landscape will include:

•
•

Species that encourage biodiversity

•

Seasonal interest through the selection of flowering shrubs and
deciduous tree species

•

Hedge planting

Evergreen plant choices to create a green backbone to the
development all year round

PROPOSED TREE PLANTING

SHRUB & HEDGE PLANTING
Shrub species:

SPECIES				SIZE			NUMBER

SPECIES					SIZE		SPACING

Carpinus betulus			
20-25cm girth,
					5m height,
					Single stem

Aucuba japonica ‘Variegata’		
3L 30-45cm
Choisya ternata ‘Sundance’		
3L 30-45cm
Cornus alba 					3L 30-45cm
Escallonia ‘Red Elf’				
3L 30-45cm
Euonymus europaeus			
3L 30-45cm
Euonymus fortunei ‘Emerald n Gold’
3L 30-45cm
Lavandula ‘Hidcote’				3L 30-45cm
Ligustrum ovalifolium			
3L 30-45cm
Lonicera pileata				3L 30-45cm
Nadina domestica ‘Firepower’		
3L 30-45cm
Prunus ‘Otto Luyken’			
3L 30-45cm
Viburnum tinus 				
3L 30-45cm

2

5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²

Hedge species:
Fagus sylvatica 				
5L 45-60cm
Fagus sylvatica ‘Atropunicea’ 		
5L 45-60cm
Taxus baccata				5L 45-60cm
(600mm centre double staggered rows)

Countryside | Home Group | GSA
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7.g Landscape
Soft Landscape Plan
The design of the soft landscape for Hayling Road will provide
a strong green backdrop to the architectural design. New street
tree planting will be provided along the front section of the site.
Mature hedging will create a defined corner to the junction area
of the sites and amenity lawn areas and shrub planting will
bound the other areas of the site.
Species will be selected which are good for biodiversity,
including native species, evergreen, berry and flower bearing,
and general species that are known to improve biodiversity.

Proposed Public Planting
Proposed Private Planting
Proposed Tree
Amenity Grass
Proposed Hedge Planting
Soft Landscape Plan
Countryside | Home Group | GSA
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7.g Landscape
Lighting Strategy
Lighting for the scheme will be low-key and intimate in nature and in
keeping with the surrounding suburban area.
Cowelled lighting fixtures will be selected to avoid any overspill
of light levels into adjoining properties. Low level lighting will be
selected for all pedestrian areas to create secure environments
for residents.

Proposed Bollard
Product :		
DW Windsor, Pharola
Specification :
1000 mm height, Textured
			Metallic dark grey, Neutral
			white LED

Proposed Column
Product :		
DW Windsor, Milano
Specification :
Milano straight arm, 5000 mm
			tapered aluminium column

NB : All lighting proposals to be subject to review by
M+E consultant, and to be in accordance with SBC
lux levels
Proposed Bollard Lighting
Proposed Column Lighting
Lighting Strategy
Countryside | Home Group | GSA
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8.a Land Use
The new development at Hallowes Crescent will be residential use.
The proposals consist of 22 affordable (social rent) flats.

8.b Layout
At Hallowes Crescent, there is an opportunity to ‘complete the
street’, completing the crescent.

•

2 L-shaped blocks allow for a strong street frontage, and allow a
large number of residents views over the green.

•

Behind the buildings, parking is housed within a landscaped
courtyard.

•

The layout also allows access to be maintained to the back of
the shops to the east, and the substation to the west.

As defined by TRDC, the mix takes on board local housing need.
There are:

•
•
•

10 x 1 Bed 2 Person apartments
8 x 2 Bed 4 Person apartment
4 x 3 Bed 5 Person apartments

8.c Scale
The proposals are 3 storeys high, which reflects the character of
the mixed use buildings to the east.

•

The height and roof form of the building have been designed
to minimise the impact on surrounding dwellings. Pitched roofs
reflect the local context. The low eaves height ensure that the
buildings are no higher than necessary.

•

By locating the blocks as close to Hallowes Crescent as
possible, privacy for the neighbouring 2 storey homes on
Ashburnham Close that back onto the former Services Club is
maintained.

•

The roof form is pitched – in a similar manner to other 2 and 3
storey buildings in the area.

Land at Hallowes Crescent: Site Layout
Countryside | Home Group | GSA
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8.d Access and Circulation
The access and circulation has been carefully considered to ensure
seamless integration into the street.

•

Access to parking courtyard is from the side- currently the
access to existing garaging. This allows a strong built frontage
to Hallowes Crescent itself.

•

Apartments blocks have both been designed to achieve Lifetime
Homes level access requirements, despite steep slopes across
the parcel at Hallowes Crescent.

•

The existing servicing and access requirements of the
neighbouring shops have been taken on board, and a layby has
been reprovided.

Parking
Parking for the apartments is largely provided in a landscaped
courtyard, with some larger spaces to meet the differing needs of
residents. Access to the parking courtyard is from a small service
road off Hallowes Crescent.

Hallowes Crescent Elevation

Cycle storage is provided within the landscaped courtyards in
secure and covered communal stores.
Visitor/ pedestrian entrances to apartment blocks are clearly
defined, with a covered entrance. There are secondary entrances
(just for residents) that allow convenient access for residents
parking in the courtyard.
Refuse
Communal refuse stores are built into the design of the apartment
blocks. Resident access is conveniently located from the courtyard,
with for servicing from the local highway.
Refuse stores for apartments have been sized in accordance with
TRDC guidance to ensure adequate provision.
Section through North Apartment Block and Green

Countryside | Home Group | GSA
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8.e Residential Quality
Amenity Provision

•

Balconies for the apartments are designed so that there is room
for a small table and chairs to accommodate each member of
the household. The size of balcony allows for some flexibility in
the way it is used.

•

Family sized flats are located at ground floor, where possible, to
maximise the amount of amenity space.

•

Green in front of Hallowes Crescent provides an attractive
aspect for the new residents. The new flats will also benefit from
long range views to Oxhey Woods.

Daylight and Aspect
A daylight study has been carried out to ensure that the daylight
criteria is met for proposed and surrounding dwellings. This
information ensures that the proposals are respectful of the
neighbouring properties.
Care has been taken to maximise the proportion of dual aspect
dwellings in the development
Boundary Conditions
Boundary treatments have been carefully chosen to complement
the buildings. They also provide security and privacy, and clearly
define the public and private realms.

•

Definition of public and private realm clearly marked. A change
of surface material into the landscaped courtyard clearly
identifies the change from public and private.

•

Railings with planting around the ground floor apartment blocks.

Boundary Conditions Strategy
Countryside | Home Group | GSA
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8.f ArchitecturaI Language
The designs for the new development at Hallowes Crescent are a
contemporary interpretation of the local vernacular. This ensures
that the buildings are of their time, whilst remaining sensitive to the
surroundings.

•

The materials palette has be selected to harmonise with those
used in the local vicinity – red roof tiles and red bricks.

•
•

Balconies are used to animate the facade.

•

Pitched roofs reflect the surrounding context. The gable
feature on the front facade echoes the gable on the adjacent 3
storey block.

•

Feature gables face onto the green, and relate to the
neighbouring shops. A multistock brick adds animation to key
focal gables.

Entrances are clearly defined by a change of material and
covered entrance.

Illustrative roof plan

Architectural language – Illustrative photos
Countryside | Home Group | GSA

Illustrative view from Hayling Road
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8.g Landscape
Hallowes Crescent faces out onto a substantial green space which
is the central island of the adjoining suburban streets.
The proposals include two residential blocks with
associated landscape.
The design of the landscape on this site will include a strong
vegetated strip along the front of the development including
proposed tree planting, shrub and hedge planting
The internal carpark areas of the site will include space for shrub
and tree planting as well as amenity lawn areas.
New bin storage and secure cycle storage will be created for
residents within the landscape areas.
A coordinated lighting scheme design will make the development
secure throughout the evening times as well.

Proposed Access Road
Proposed Paving
Proposed Car Parking Bays
Proposed Public Planting
Proposed Private Planting
Proposed Tree
Amenity Grass
Proposed Hedge Planting
Existing Tree

Land at Hallowes Crescent: Landscape Masterplan
Countryside | Home Group | GSA
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8.g Landscape
Hard Materials Strategy
The material will take into account the surrounding suburban area
and the proposed development and be selected to be in keeping
with these elements.
Concrete block paving of varying texture, size and colour create a
subtle dynamic design which emulates the architectural detailing.

Proposed Car Park Paving – Permeable System
Product :	Marshalls, Priora or similar
Plan Size : 160 x 240/160/120 mm
Thickness : 80 mm
Colour :	Pennant Grey

Proposed Access Road – Macadam

Proposed Pedestrian Paving – Textured Concrete
Product :	Marshalls, Saxon
Plan Size : 400 x 400 x 50 mm
Colour :
Buff

Proposed Access Road
Proposed Paving
Proposed Car Parking Bays
Hard Materials Strategy
Countryside | Home Group | GSA
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8.g Landscape
Soft Landscape Strategy
The soft landscaping on Hallowes Crescent will create a strong
greening element which runs along the front of the residential
blocks, providing a buffering effect for the residents and views into
the development.
The landscape will include:
•

Species that encourage biodiversity

•

Evergreen plant choices to create a green backbone to the
development all year round

•

Seasonal interest through the selection of flowering shrubs and
deciduous tree species

•

Hedge planting

PROPOSED TREE PLANTING

SHRUB & HEDGE PLANTING
Shrub species:

SPECIES				SIZE			NUMBER

SPECIES					SIZE		SPACING

Betula pendula			
20-25cm girth,
					5m height,
					Single stem
Carpinus betulus			
20-25cm girth,
					5m height,
					Single stem
Prunus avium			
20-25cm girth,
					5m height,
					Single stem
Sorbus aria				20-25cm girth,
					5m height,
					Single stem

Aucuba japonica ‘Variegata’		
3L 30-45cm
Choisya ternata ‘Sundance’		
3L 30-45cm
Cornus alba 					3L 30-45cm
Escallonia ‘Red Elf’				
3L 30-45cm
Euonymus europaeus			
3L 30-45cm
Euonymus fortunei ‘Emerald n Gold’
3L 30-45cm
Lavandula ‘Hidcote’				3L 30-45cm
Ligustrum ovalifolium			
3L 30-45cm
Lonicera pileata				3L 30-45cm
Nadina domestica ‘Firepower’		
3L 30-45cm
Prunus ‘Otto Luyken’			
3L 30-45cm
Viburnum tinus 				
3L 30-45cm

2
2
1
1

5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²
5/m²

Hedge species:
Fagus sylvatica 				
5L 45-60cm
Fagus sylvatica ‘Atropunicea’ 		
5L 45-60cm
Taxus baccata				5L 45-60cm
(600mm centre double staggered rows)

Countryside | Home Group | GSA
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8.g Landscape
Soft Landscape Plan
The soft landscape at Hallowes Crescent will create a green setting
for the architecture. It has been designed to incorporate hedging
around the private defensible spaces, creating a sense of privacy.
New tree planting at suitable points in the scheme have been
considered. Tree species are in-keeping with the existing area tree
varieties, and have been chosen to be appropriate to their proximities
to buildings.
General shrub planting has been provided throughout other areas.
Species have been chosen with a known benefit to biodiversity.

Proposed Public Planting
Proposed Private Planting
Proposed Tree
Amenity Grass
Proposed Hedge Planting
Existing Tree
Soft Landscape Strategy
Countryside | Home Group | GSA
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8.g Landscape
Lighting Strategy
Lighting for the scheme will be low-key and intimate in nature and in
keeping with the surrounding suburban area.
Cowelled lighting fixtures will be selected to avoid any overspill
of light levels into adjoining properties. Low level lighting will be
selected for all pedestrian areas to create secure environments
for residents.

Proposed Bollard
Product :		
DW Windsor, Pharola Milano or Similar
Specification :
1000 mm height, Textured
			Metallic dark grey, Neutral
			white LED

Proposed Column
Product :		
DW Windsor, Milano
Specification :
Milano straight arm, 5000 mm
			tapered aluminium column

NB : All lighting proposals to be subject to review by
M+E consultant, and to be in accordance with SBC
lux levels
Proposed Bollard Lighting
Proposed Column Lighting
Lighting Strategy
Countryside | Home Group | GSA
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9.0 open space strategy
The local area at South Oxhey has an existing provision of
open spaces which can be utilised by the residents of the new
development.
The Open Space, Amenity and Children’s Play Space SPD,
Three Rivers District Council (Adopted 11th December 2007)
sets out the principles of open space for the area, and states
in the designing of Open Space ‘the Council is concerned to
maintain a variety of different kinds of open spaces which are
well designed and laid out with regard to the particular needs
of the surrounding communities. Open space may range from
being purely visual in function, to incorporating play areas,
paths and seating, or be more natural ‘green space’ to maintain
local wildlife interest. Variety in general areas and (where
possible) within individual spaces is important. Whatever the
design form chosen, it should reflect the character of the area
and needs of the residents, employees or casual visitors likely
to make use of the space.

120
Public Open Space Provision
1. Henbury Gardens
2. South Oxhey Playing Fields

4. Oxhey Woods

Type A: ‘Doorstep’
spaces and
facilities for play
and informal
recreation
Type B: ‘Local’
spaces and
facilities for play
and informal
recreation
Type C:
‘Neighbourhood’
spaces and
facilities for play
and informal
recreation

Distance Criteria
Walking distance
(m)
100

Straight line
distance (m)
60

400

240

1000

600

The local area provision has been reviewed in terms of
these criteria.
Countryside | Home Group | GSA

2

5. Carpenders Park Cemetry

240m

6. Play Area at Mary Way
7. Play Area at Lincoln Drive

60m

8. Play Area at Moortown Road
7
1
4

Play England ‘Tools for evaluating local play provision: A
technical guide to Play England local play indicators’ October
2009 states the following distances for access to play areas:
Type of space

600m

3. Pond Wood County Wildlife
site

3

5

8
6

Henbury Gardens

South Oxhey Playing Fields

Oxhey Woods

Play Area at Mary Way

south oxhey | Design and Access Statement
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600m

Hayling Road,
Maylands Road and

600m

Hallowes Crescent

7
4

Public Open Space
Provision

2

240m

2

240m

2. South Oxhey
Playing Fields
4. Oxhey Woods

60m

60m

6. Play Area at Mary
Way

8

7. Play Area at Lincoln
Drive
7

8. Play Area at
Moortown Road

6
4
4

Oxhey Woods

Countryside | Home Group | GSA

south oxhey | Design and Access Statement

Access Principles

10

10.0 access principles
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The scheme aims to create adaptable buildings and spaces
to enhance their longevity, thus minimising damage to the
environment.
All of the affordable homes will be Lifetimes Homes compliant,
providing residents with homes that can adapt to changing lifestyle
requirements, over time. Affordable houses are designed with
adaptable ground floor space to reflect current lifestyle aspirations
and allow flexibility and adaptability in layout.
All dwellings, regardless of tenure, will be designed to comply with
Building Regulations Part M – these are technical standards that
must be achieved relating to the access and use of buildings.
The scheme delivers a wide range of different types of homes from
1 bedroom flats through to 4 bedroom houses. This offers a lot of
choice of accommodation in the area.

•

The site is conveniently located within easy reach of a wide
range of local facilities.

•

The proposals for the retail space at South Oxhey Central
should provide more a attractive retail offer for local residents,
giving more opportunity to shop locally and reduce the need
to drive.

•
•

All homes are close to public transport routes.

•

The provision and location of bicycle storage, is designed to
make it easy for visitors and residents to walk and cycle.

•

Access to extensive area of open space in the South Oxhey
area – such as Oxhey Wood, Pond Wood and South Oxhey
Playing Fields.

•

The South Oxhey area generally benefits from generous
amounts of tree planting.

•
•

Private rear gardens to all houses.

Oxhey Woods – public amenity space

Overground trains run from Carpenders Park Station

Shops and stalls will provide good choice in local shopping

The environments for cycling and walking will be enhanced

Provide significant improvements to Station Square, delivering
an improved public realm, reducing the dominance of vehicles
and providing a more welcoming approach to the station.

Generous balconies to all apartments.

Countryside | Home Group | GSA
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11.a Secured by Design
South Oxhey has suffered from a reputation for crime and
antisocial behaviour, therefore the proposals have to directly
address this – both in terms of masterplan principles and the
detailed architectural design.

Layout and Orientation of Dwellings

•

Dwellings are generally positioned facing each other to allow neighbours to
easily view their surroundings and thus making the potential offender feel
vulnerable to detection.

This scheme has been designed with regard to the principles of
Secured by Design. We have liaised with the Hertfordshire Crime
Prevention Design Officer during the design process and have
taken on board his comments.

•

Public faces to all buildings are designed as ‘active frontages’ with windows
to habitable rooms.

•
•

All public spaces are well overlooked

•

All front doors to houses, and main entrances to apartment blocks address
the public realm.

Secured By Design Section 1:The Development – Layout &
Design (Planning Issues)
Roads and footpaths:
The proposed layout has been designed with well defined routes,
spaces and entrances from the public realm that provide for
convenient movement without compromising security.

•

A clear movement framework – integrating footpaths, cycle
routes and roads.

•

Direct, overlooked pedestrian and cycle routes connecting key
destinations.

Communal areas

•

Public open space is carefully located and designed to suit its
intended purpose.

•

All public spaces are well overlooked.

Boundaries

•
•

There is a clear distinction between public and private realm.

•

Front gardens or privacy strips provide defensible space
between house and street.

•

Use of low railings, hedges and low planting to separate public
from private.

•

Gates to the side of the dwelling that provide access to rear
gardens will be robust and a minimum height 1.8m. These
gates will be lockable.

This scheme incorporates a mix of dwellings, enabling greater potential for
homes to be occupied throughout the day. This gives increased opportunity
for natural surveillance, community interaction and environmental control.

Gable Ends

•

Gable ends of buildings facing onto the public realm are designed as ‘fronts’
with windows to habitable rooms and front doors where possible.

Parking:

•
•
•
•
•

Parking spaces are in overlooked areas.

•

Parking courtyards will not be used as through routes. They are well
overlooked, and will be designed to encourage use by residents only.

Parking spaces are located close to homes.
Parking spaces for houses are generally directly in front of the dwelling.
Good level of lighting will be provided to all public areas.
Thresholds to parking courtyards are defined by a change of materials and
by brick pillars where possible.

A clear palette of boundary conditions – selected to suit their
locations.

Countryside | Home Group | GSA

south oxhey | Design and Access Statement

11.0 CREATING SAFER PLACES

127

Architectural Design:

•
•
•

Robust cycle and bin store design (especially doors and locks).

•

The soffits and walls of undercroft parking areas around the
cars will be painted a bright / light colour this allows figures and
movement to be clearly seen.

Windows of flats overlook cycle store where possible.
Metal louvred doors to bin stores will be provided at Hallowes
Crescent.

Management

•

The car parking for the food store will be well managed. It will
be secured and closed off outside store opening hours.

•

There will not be service roads, which can be unsightly and
badly overlooked, instead all servicing access is from welloverlooked public highway.

•

Ongoing maintenance considered for public realm materials and
planting at design stage.

•

Pre-submission discussions with adoption agencies for
highways and landscape.

Streets and spaces will contain active frontages and be well overlooked

The public and private realms are clearly defined

Countryside | Home Group | GSA
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12.0 SUSTAINABILITY
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Sustainability is an important issue at South Oxhey – social,
economic and physical sustainability issues all need to be balanced
and considered together. Some of the related objectives for the
scheme are:

•
•
•
•

Revitalization of a truly mixed-use neighbourhood.

•

Encouraging good access to public transport and alternatives to
private car use.

•

Robust townscape design with an enduring quality to withstand
social change and provide lasting benefit.

Tenure blind design approach to the new homes.
Design to reduce the ‘energy load’ on buildings.
Design to reduce running costs and eliminate ‘fuel-poverty trap’
by careful design.

All homes will be designed to be energy efficient. Existing residents
moving into new homes will notice a difference in the energy
efficient of their new homes. All affordable homes will be designed
to Code for Sustainable Homes level 3.

•

Access to a range of shops, amenities and employment
opportunities within Central South Oxhey.

•
•

Convenient access to public transport.

•

A mixed-use regeneration scheme.

An improved network of footpaths, and cycle routes connecting
the shops and station to the wider area.

Countryside | Home Group | GSA
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A variety of successful approaches to achieving our sustainability
targets have been tested, and these have helped to inform the
parameters of the designs. However, the precise combination of
sustainability initiatives that will be incorporated into the scheme to
achieve the CfSH scores will be determined as part of the future
detailed design stages. As an illustration these are some of the
measures being considered:

•
•
•
•
•

Well insulated buildings – limiting heat loss
Specification of efficient boilers
Provision of a home office space
Provision of water butts within rear gardens of houses
Management of rainwater within the site

SuDS and Brown Roofs
Sustainable Drainage Systems (SuDS) will be used where
practicable throughout the site to control the run-off of surface
water. A combination of different techniques will be used, including
brown roofs on the Central South Oxhey – which has the benefit of
enhancing biodiversity by creating a habitat for wildlife.
Renewable Energy
There is a strategy to provide some photovoltaic panels on the flat
roofs of some of the buildings at Central South Oxhey. The adjacent
strategy shows possible locations. These are selected to maximise
the availability of sunlight, and to limit visual impact. Details of this
would form part of subsequent planning applications.

PV Strategy for South Oxhey Central
Countryside | Home Group | GSA
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Biodiversity Strategy
The proposed landscaping strengthens the green infrastructure
of the locality with the planting of additional trees (an increase
of 50+ overall), a good example being along the Parade/
Prestwick Road (15+ trees). This adds to the linkage with the
street trees locally, for example along Oxhey Drive and across
to Pond Wood Local Wildlife Site. This linkage will be of value
to such animals as birds and insects. Although bats were not
found to be using South Oxhey Central, this additional planting
could encourage use by bats. This will be further encouraged
by the erection of bat in trees and integrated bat roost units
(bricks and tubes) in buildings. There will also be bird boxes
for both garden species and specific nest boxes for swifts,
swallows and martins.
The areas of native shrub and hedge planting and communal
open spaces will be augmented with refuge habitats
such as log piles and hibernacula for insects and other
invertebrates and could be used reptiles and amphibians. The
significant area of brown roofing within South Oxhey Central
(approximately 0.95 ha) will further add to the overall increase
in biodiversity across South Oxhey Central, for example, a
range of insect species including pollinators and food for
bird species. The biodiversity balance overall will result in a
significant biodiversity enhancement for the locality.
The landscaping at the Maylands Road, Hayling Road, and
Hallowes Crescent sites will enhance the biodiversity of these
locations through tree, shrub and hedge planting along with the
inclusion of bat and bird boxes and, where space allows, log
piles and hibernacula for insects and other invertebrates.

Countryside | Home Group | GSA
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Heritage Analysis
This chapter addresses how the historic environment has been
considered within the development design. It builds upon Historic
Environment Desk-based Assessment (DBA) which accompanies
the planning application. The DBA identifies the significance of
heritage assets within and adjacent to the four land parcels. It
assesses the likely potential of finding previously unrecorded
archaeological remains within the site boundary; it also identifies
potential impacts and makes recommendations for further work.
The DBA concludes there are no impacts on the setting of heritage
assets; however, it does identify a single Grade II* Listed Building
and the Oxhey Hall Conservation Area within proximity to South
Oxhey Central.

Oxhey Chapel

and its fabric adds to the archaeological interest. The enduring
resilience and the retention of the building in ecclesiastical use adds
to the communal value and connects generations of worshippers
and adds to the resonance that this building has with the area.
In the five years following the Second World War, the South
Oxhey area was substantially redeveloped by the London County
Council to provide homes and a new start for Londoners who had
lost their homes in the bombing of the capital. The intention had
been to preserve the older buildings, Oxhey Place, Oxhey Chapel
and the nearby farm buildings but Oxhey Place burnt down in
1955 and the other buildings disappeared between 1952-6. All
that is left is the chapel. Therefore the chapel now exists in a postwar suburban setting.

Oxhey Chapel is located on Gosforth lane and makes a noticeable
and positive contribution to the street scene. Despite its rich history,
its fine architectural detailing and 17th century origins the setting
of the chapel has been adversely affected by later development
and rather than sitting with other historic buildings it is visually
and contextually isolated. It appears rather out of place nestled
between the late 20th century brick built church of All Saints to
the north; contemporary flats, car parking to the west; residential
house and the community leisure centre to the south; and, adjacent
to a suburban road to the east. There are no buildings within the
immediate area that this chapel relates to either contextually or
visually. It is a sole survivor of a great estate that now sits within
an entirely post-war housing estate with later additions as buildings
have been renewed and replaced.

In the early 16th century a mansion house was built and a new
park, the Great Park, was created to provide an ornamental
landscape for the house. This house, called St Cleeres, was pulled
down in 1688 and replaced by a new house called Oxhey Place.
Oxhey Place changed hands many times throughout the 19th
Century and in turn demolished, rebuilt and modernised several
times. It was finally demolished following a fire in 1955 and only the
Grade II* listed Oxhey Chapel (NHLE 1174300) remains.
The chapel was built in 1612 for Sir J. Altham and underwent
repairs in 1852 for T. Estcourt. In 1897 the chapel was restored
and a narthex added by J.E.K. Cutts on behalf of T.F. Blackwell
with further alterations and repairs being undertaken in 1963.
The chapel is constructed of knapped flint and 2 inch red brick
chequer work with stone dressings with a tiled roof. It is a two bay
rectangular cell with narthex to west. The building displays some
fine architectural and decorative detailing including stone quoins,
moulded surrounds and pointed heads under square hood moulds
and leaded panes.
The interior is similarly ornate with richly carved 17th century
Corinthian pilasters and entablature and twisted Solomonic
columns. The significance of Oxhey Chapel lies in its historic
interest as a sole survivor of an early great estate. Its architectural
interest lies in its decorative and attractive composition that has
evolved over the centuries since it was built. The 17th century
origins and the ability to be able to read the evolution of the building
Oxhey Chapel
Countryside | Home Group | GSA
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Heritage Analysis
Oxhey Hall Conservation Area

Oxhey Hall Conservation Area lies to the north of the proposed four
land parcels. The closest to the Conservation Area is South Oxhey
Central. The conservation area was developed by the Metropolitan
Railway in the late 1880s when the railway was pushed overground
through green fields on the edge of London. These areas of
development became known as Metro-land, covering an area of
north west London in Middlesex, Hertfordshire and Buckingham.
Between 1919 and 1933 the Metropolitan Railways Country Estates
Ltd developed a series of private housing estates all down the line.
The Oxhey Hall Estate was developed around the same time and
would have been directly linked to those estates built closer to the
Metropolitan Railway Stations. The houses include good examples
of 1930’s “Metroland” architecture. They were built at a time when
an increase in prosperity in the area led to an extension of suitable
dwellings and, as such, they are an important part of the areas
development and social history. The conservation area consists
of approximately 490 properties. The important characteristics
of which include: original doors, windows, window shutters to
second floor, widespread use of traditional materials including
brick, roof tiles and timber, colour of rendering, long back gardens
and outstanding topography, trees, wildlife and a “rural feel”. The
character of this area is determined by the houses being regularly
spaced with access ways to gardens behind. The scale and
proportions of the buildings are mainly regular and were designed
to look larger than they actually are to give an increased impression
of prosperity.
The significance of the conservation area lies in its historic and
architectural interest relating to the connection to the Metropolitan
Railway. The form, layout and aspirational prosperity of the planned
development evolved into a distinct architectural response which is
readily identifiable and distinct from other developments within the
wider area.
The area is bounded on the north by the Brookdene Avenue, with
Hampermill lane and green belt open space to the west. To the
east of the area is the edge of the south Oxhey housing estate
and Oxhey pavilion and open space which continues to the south
of the area and includes Oxhey pasture and South Oxhey Playing
Fields. This distinct openness and sylvan feel of the setting adds
to the ‘rural’ feel and provides breathing space for the Estate. The
Countryside | Home Group | GSA

conservation area is at an elevated topography with opportunities
for extensive views to the north particularly along the long linear
sight lines created by the arrangement of the streets and buildings.

Assessment

The Planning (Listed Buildings and Conservation Areas) Act 1990
(the Act) that sets out the principal statutory instruments which
must be considered in the determination of any application affecting
either listed buildings or Conservation Areas.
Section 66 of the Act states that in considering whether to grant
planning permission for development which affects a listed building
or its setting, the local planning authority or, as the case may be,
the Secretary of State shall have special regard to the desirability
of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.
Section 69 enables Local Planning Authorities to designate
conservation areas. Conservation areas are those areas of special
architectural or historic interest the character or appearance of
which it is desirable to preserve or enhance. Section 72 requires
that in the exercise of planning duties special attention shall be
paid to the desirability of preserving or enhancing the character or
appearance of conservation areas.
National Planning Policy Framework Chapter 12 specifically
paragraph 128 states that in determining applications local planning
authorities should require an applicant to describe the significance
of any heritage assets affected, including any contribution made
by their setting. The level of detail should be proportionate to the
assets’ importance and no more than is sufficient to understand the
potential impact of the proposal on the significance.
Paragraphs 132 to 134 of the NPPF introduce the concept that
heritage assets can be harmed or lost through alteration or
destruction or development within their setting. This harm ranges
from less than substantial (paragraph 134) through to substantial
(paragraphs 132 and 133). With regard to designated assets,
paragraph 132 states that the more important the asset, the greater
the weight should be on its conservation. Distinction is drawn
between those assets of exceptional interest (e.g. grade I and
grade II* listed buildings), and those of special interest (e.g. grade II
listed buildings). Any harm or loss of heritage significance requires

clear and convincing justification, and should be exceptional with
regard to those assets of special interest, while it should be wholly
exceptional for those of the highest significance.
Paragraph 137 states that local planning authorities should
look for opportunities for new development within Conservation
Areas and World Heritage Sites and within the setting of heritage
assets to enhance or better reveal their significance. Proposals
that preserve those elements of the setting that make a positive
contribution to or better reveal the significance of the asset should
be treated favourably.

Assessment of impact

The proposed development would comprise the construction of up
to 514 new dwelling across the South Oxhey Initiative. Up to 5,364
sqm of land will also be used for retail purposes. New public spaces
including a market place will also be created.

Oxhey Chapel

The closest development to the chapel is located at South Oxhey
Central. The other locations including land at Mayland Road,
Hayling Road and Hollowes Crescent are considered too distant to
require an assessment of their impacts.
The above has determined the significance of the building and the
contribution made to the significance by its setting. It has been
established that the setting contributes little to the understanding
or the ability to appreciate the significance of the building. The
original setting of the chapel has been entirely loss and it is
now experience as a remnant of a former great estate within a
suburban settlement. The land at South Oxhey Central is not
located immediately adjacent to the Chapel, instead there is an
area of existing housing, to be retained, that acts as a buffer to
the new development and provides intervening area of land that
will retain the existing setting of the chapel. There are elements of
the proposed redevelopment that will introduce an increase in the
typical building heights of the area; however the highest point will
be located on the corner of Prestwick Road and Fairfield Avenue
and will be at a distance that will not have an overbearing or
dominating effect on the listed building.
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Heritage Analysis
Oxhey Hall Conservation Area

The closest development to the Oxhey Hall Conservation Area is
located at Hayling Road and Hallowes Green. The other locations
at Maylands Road and South Oxhey Central are considered too
distant to require an assessment of their impacts.
The above has determined the significance of the conservation
area and the contribution made to the significance by the setting.
It has been established that the setting contributes to the sylvan
feel of the planned estate. The conservation area benefits from
a large piece of open space with a large quantity of woodland
which reinforces and preserves its rural setting. The proposed
development would be enclosed within its own existing setting and
any impacts, if any, would be localised to the immediate streets
rather than having any far reaching impacts.
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Conclusion

Oxhey Chapel has been established as having historic,
architectural, archaeological and communal interest, however due
to the establishment of the post-war housing estate and subsequent
later development on the land all around the chapel the current
setting contributes very little to the understanding the significance
of the building. It is now surrounded by later housing that has no
historic relationship to the chapel.
As the building is listed at grade II* there is a legislative duty to
ensure that there is special regard to the ‘desirability of preserving
the building or its setting or any features of special architectural or
historic interest which it possesses’. In addition, the NPPF states
that any harm to or loss of significance should be exceptional. This
application has had due regard to the legislative requirements of
the Planning (Listed Building and Conservation Areas) Act 1990
section 66 and has found that the setting of Oxhey Chapel will not
be impacted by the proposed development.

Oxhey Hall Conservation Area has been established as having
historic and architectural interest, however its location and setting
have been found to be unaffected by the proposed development.
As it is a conservation area there is a legislative duty to ensure
that there is ‘special attention shall be paid to the desirability
of preserving or enhancing the character or appearance of
conservation areas’. This application has also had due regard to
the legislative requirements of the Planning (Listed Building and
Conservation Areas) Act 1990 section 72 and has found that the
conservation will not be impacted by the proposed development.
In addition the proposal has had regard to NPPF Chapter 12
specifically paragraphs 132 – 134 and 137 and has found that there
will be no harm to the significance and setting of grade II* Oxhey
Chapel or Oxhey Hall Conservation Area.
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Our vision is to create a place that is attractive for living, working
and recreation, that makes positive changes through design
quality, and that creates an environment that will secure lasting
transformational change.
This will be achieved through the masterplan, site layouts and
dwelling type designs, ensuring the creation of high quality
sustainable neighbourhoods with a strong sense of place and
community identity.
This scheme promotes high quality design and long lasting
regeneration. In so doing it will:

•
•

Provide the setting for a balanced and thriving community.

•

Provide a rejuvenated retail area, focused around the new civic
spaces at Station Square and along Prestwick Rd.

•

Provide a variety of considered and convenient parking
solutions throughout the scheme.

•

Develop buildings that have long life-expectancy, removing the
need for continuous redevelopment.

•

Take responsibility for the environment - the issues that affect
the quality of our environment, and the quality of our future, are
respected.

•
•

Creates attractive, lasting townscape.

Across the masterplan create a range of tenures, dwelling
types and sizes that offer a diverse range of housing, allowing
flexibility as tenants / residents circumstances change.

image

Creates friendly, safe and well-overlooked streets and spaces.

Maylands Road
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15.0 GLOSSARY OF TERMS
KEY TERM
Active frontages

DEFINITION
A building front that promotes activity and encourages movement
between the building at public realm level and the adjacent public
realm by the way the building front is designed or orientated.

A building provides active frontage if the building at public realm
level aims to avoid blank walls and includes windows, doors and
openings.
Affordable housing
Social rented, affordable rented and intermediate housing, provided
to eligible households whose needs are not met by the market.
Amenity
Element of a location or neighbourhood that help to make it attractive
or enjoyable for residents and visitors.
The Applicant
Countryside Properties PLC.
The Application
A Hybrid Planning Application for the redevelopment of the Site.
Biodiversity
The variety of plants, animals and other living things in a particular
area or region. It encompasses habitat diversity, species diversity
and genetic diversity. Biodiversity has value in its own right and has
social and economic value for human society.
Block
A building arriving within a Development Zone.
Building line
Where the elevation of a building should meet the ground.
Character
A term relating to Conservation Areas or Listed Buildings, but also
to the appearance of any rural or urban location in terms of its
landscape or the layout of streets and open spaces, often giving
places their own distinct identity.
Code for Sustainable Homes
A national standard for sustainable design and construction of new
(CfSH)
homes launched in December 2006.
Community Infrastructure Levy A planning charge, introduced by the Planning Act 2008 as a tool for
(CIL)
local authorities in England and Wales to help deliver infrastructure
to support the development of their area. It came into force on 6 April
2010 through the Community Infrastructure Levy Regulations 2010.
Comparison shopping
Shops selling comparison goods (including Any other goods,
including clothing, shoes, furniture, household appliances, tools,
medical goods, games and toys, books and stationery, jewellery and
other personal effects).
Convenience shopping
Shopping for everyday, essential items like food, drink, newspapers
and confectionery.
Core Strategy
A Development Plan Document setting out the spatial vision and
strategic objectives of the planning framework for an area, having
regard to the Community Strategy.
Cumulative impact
A number of developments in a locality or a continuous activity
over time that together may have an increased impact on the
environment, local community or economy.
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KEY TERM
Density

Design Guidelines

The detailed components

The development
Development Plan

Development Schedule
Development Zone
District Centre
Foreword
Frontage
Full Planning Permission
Gross External Area (GEA)

Gross Internal Area (GIA)

DEFINITION
In the case of residential development, a measurement of either the
number of habitable rooms per hectare or the number of dwellings
per hectare.
The Design Guidelines set out the principles by which any Reserved
Matters Applications would need to follow (for the development of
any of the Development Zone defined in the Parameter Plans) if they
are to be considered acceptable.
Parts of the Proposed Development for which Full Planning
Permission is sought (with full details of access, layout, scale,
appearance, and landscaping).
This refers to development in its widest sense, including buildings,
and in streets, spaces, and places.
A Development Plan comprises a set of documents that set out
the policies and proposals for the development and land use of an
area. The relevant Development Plan for TRDC is the Hertfordshire
Waste Core Strategy and Development Management Policies
Document (adopted November 2012), Hertfordshire Waste Site
Allocations Document (adopted July 2014), Hertfordshire Minerals
Local Plan (adopted 2007), and the TRDC Local Plan which consists
of the Core Strategy (Adopted 17th October 2011), Development
Management Policies Local Development Document (Adopted July
2013), and Site Allocations Local Development Document (Adopted
November 2014).
A schedule which sets out the quantity and mix of development
proposed.
Zones identified within the Parameter Plans in which new buildings
and key Public Open Spaces can arrive.
Centres comprising a varied but more limited range of shops and
services and serving a smaller catchment area.
Introductory statement featured at the beginning of each document.
Portion of building envelope built out to the Building Line.
A detailed planning application for development.
Residential – This includes Gross External Areas of indoor space
of the proposed residential units, core and plant areas on a typical
floor level and lobby/entrance areas at ground floor but excludes
car parking areas for residential use, cycle stores, refuse stores,
concierge facilities, ground floor and basement plants, roof level
plant, private terraces and gardens and any balcony space.
The area of a building measured to the internal face of the perimeter
walls at each floor level.
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KEY TERM
Habitable rooms

Hard landscaping
Human scale

Hybrid Planning Application

The Illustrative Masterplan
Inclusive design

The indicative development
phasing
Landmark Building

Lifetime Homes
Mixed use development
National Planning Policy
Framework (NPPF)
Open space

The outline components

DEFINITION
Any room used or intended to be used for sleeping, cooking, living
or eating purposes. Enclosed spaces such as bath or toilet facilities,
service rooms, corridors, laundries, hallways, utility rooms or similar
spaces are excluded from this definition.
Hard landscaping is the provision of features such as paving,
lighting, seating, etc.
Providing a high quality environment in which buildings, places and
spaces are accessible, easy to navigate and understand. This can
be through the use of gateways, focal points and landmarks, as well
as ensuring buildings create a positive relationship with street level
activity and people feel comfortable within their surroundings.
A Hybrid Planning Application is one that seeks Outline Planning
Permission for one part and Full Planning Permission for another
part of the same site.
The Illustrative Masterplan demonstrates one interpretation of the
Specified Parameters.
Inclusive design creates an environment where everyone can access
and benefit from the full range of opportunities available to members
of society. It aims to remove barriers that create undue effort,
separation or special treatment, and enables everyone to participate
equally in mainstream activities independently, with choice and
dignity.
The indicative sequence and timing of demolition and construction
works for the Proposed Development. This is provided for
assessment purposes only and is subject to change.
Buildings that could play a particularly prominent role in the
enclosing of the public realm or marking ends of important vistas
useful in navigation and the making of memorable places..
The Lifetime Homes Standard is a series of sixteen design criteria
intended to make homes more easily adaptable for lifetime use.
Development for a variety of activities on single sites or across wider
areas such as town centres.
The National Planning Policy Framework sets out the government’s
planning policies for England.
All Open Space of public value, including not just land, but also
areas of water (such as rivers, canals, lakes and reservoirs) which
offer important opportunities for sport and recreation and can act as
a visual amenity.
Parts of the Proposed Development for which Outline Planning
Permission is sought (with all matters reserved for approval at a later
date, except for access which is submitted for approval in detail).
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KEY TERM
Outline Planning Permission

Overlooking

Overshadowing

Parameter Plans

Phasing
Planning Obligation

Primary Controls

Public Open Space

Public Realm

DEFINITION
The type of planning permission which is being sought for the outline
components of the Proposed Development (with all matters reserved
for approval at a later date, except for access which is submitted for
approval in detail).
A term used to describe the effect when a development or building
affords an outlook over adjoining land or property, often causing loss
of privacy.
The effect of a development or building on the amount of natural light
presently enjoyed by a neighbouring property, resulting in a shadow
being cast over that neighbouring property.
The Parameter Plans will define the extent of the proposed routes,
spaces and buildings for the outline components against allowable
deviations/tolerances.
The phased construction of the Proposed Development into
manageable parts.
A legally enforceable obligation entered into under section 106 of
the Town and Country Planning Act 1990 to mitigate the impacts of
a development proposal. Sometimes called Section 106 agreements.
The detailed components of the Proposed Development are set out
in the detailed Development Schedule and detailed plans, sections
and elevations.
The outline components of the Proposed Development are set out in
three Primary Control Documents (the Parameter Plans, the Outline
Development Schedule, and the Design Guidelines Document).
These documents define the Specified Parameters for the outline
components of the Proposed Development and are submitted for
approval.
Public Open Space is defined as those areas where access for
the public is secured by virtue of a legal agreement (irrespective
of ownership). In accordance with the definitions set out in the
LBTH Open Space Strategy (2006) it does not include areas of
water, private residential gardens or incidental areas, such as road
verges, or streets (unless these form part of a link in the open space
network).
Those parts of a village, town or city (whether publicly or privately
owned) available, for everyone to use. This includes streets, squares
and parks.
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Reserved Matters Application

Retail
Retail floorspace

Secondary Controls

Secured by Design

The Site
Soft landscaping
Statement of Community
Involvement (SCI)

Supplementary Planning
Document (SPD)

Supplementary Planning
Guidance (SPG)
Sustainable urban drainage
systems (SUDS)

DEFINITION
Outline Planning Permission is sought for the Outline Components
and reserves details relating to matters of access, appearance,
landscaping, layout and scale (‘Reserved Matters’), for approval in
‘Reserved Matters Applications’.
Use Classes A1, A2, A3, A4 and A5 as defined by the Town and
Country Planning (Use Classes) Order 1987 (as amended).
Total floor area of the space that is associated with all retail uses.
Usually measured in square metres. May be expressed as a net
figure (the sales area) or in gross (including storage, preparation
and staff areas). Refer to Development Specification for permitted
floorspace.
In addition to the Primary Controls, a number of documents are
submitted to provide information to help the Authorities consider the
proposals and determine the Application covering both the outline
and detailed components. A number of these documents make
commitments and recommendations in order to make the Proposed
Development acceptable, and, where this is the case, it is clearly
stated along with the mechanism for securing the commitment (e.g.
via a planning condition).
The national police scheme which aims to minimise crime and
opportunities to commit crime through better design of buildings and
places.
The Site to which the Hybrid Planning Application relates.
Soft landscaping is the provision of plants, shrubs and trees to
improve the quality of the environment.
The Statement of Community Involvement sets out the processes
to be used by the local authority in involving the community in the
preparation, alteration and continuing review of all local development
documents and development control decisions.
Supplementary Planning Document may cover a range of issues,
both thematic and site specific and provide further detail of policies
and proposals in a Development Plan.
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KEY TERM
Town centre uses

Three Rivers District Council
(TRDC)

DEFINITION
Activities which can occur within the neighbourhood centre, including
A1-5 uses (shops, financial and professional services, restaurants
and cafés), D1 (non-residential institutions including health centres)
and D2 (assembly and leisure, including gymnasium).
The local planning authority responsible for determining the
Application.

Supplementary Planning Guidance may cover a range of issues,
both thematic and site specific and provide further detail of policies
and proposals in a Development Plan.
An alternative approach from the traditional ways of managing runoff
from buildings and hardstanding. They can reduce the total amount,
flow and rate of surface water that runs directly to rivers through
stormwater systems.
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