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Appendix 1
Table of policy formulation and consultation

Date:

Event/ Activity:

Purpose:

16 February

Core Strategy Preferred Options

Included ‘Spatial Vision and Strategy’ which looked at where development in the District

to 30 March

Approved for consultation by Sustainable

should be located. Included Place Shaping Policies. Consultation responses showed

Environment Policy and Scrutiny Committee

general support for the policy particularly the proposals for regeneration

2009

(6 October 2008) and the Executive
Committee (1 December 2008).

2010
9 November Core Strategy Further Preferred

Stated that ‘A review of the South Oxhey Town Centre may indicate there is potential for

2009 to 15

Options

regeneration. This could include a mixed use development consisting of housing, offices,

January

Approved for consultation by Sustainable

shopping and community uses. It is anticipated that the housing part could be significant

2010

Environment Policy and Scrutiny Committee

and therefore that the housing capacity of the area should increase from 105 to 200

(15 September 2009) and the Executive
Committee (5 October 2009).

11 June to

Proposed Submission consultation

23 July

on Core Strategy

2010

Approved for publication and submission

dwellings. Consultation responses 91.8% agreed with the proposals for regeneration
Formal stages of production of Core Strategy

by Executive Committee (29 March 2010)

November

Terence O’Rourke Ltd appointed

To progress the production of a framework for South Oxhey to guide improvement in the
area

2011
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23 February

Core Strategy submitted to

Formal stage

Secretary of State for Examination
Approved for submission by Executive
Committee (31 January 2011) and Full
Council (22 February 2011)

Officer

Throughout 2011 regular officer

Meetings used to inform steps being taken in looking at the SOI and consultation

meetings

meetings took place involving

activities

housing, planning policy and estates
departments. Additionally,
representatives of Thrive Homes
(TH) were invited/ attended given
their land interests. TOR also
attended
Spring
31 March

Three Rivers Times and web site

Views sought on a range of issues, including satisfaction with local natural and built

survey

environmental, housing, transport and facilities

Community Workshop 1-

Considered what works, what does not work, how could the area be improved and who

Targeted workshop of key stakeholders,

should be consulted in the wider community (refer to page 16 of TOR CD 5.5)

including TH, District Councillors, County
Council, Parish Council, Chamber of
Commerce and the Church

7 April

Public Open Day

Identification of what were perceived as key issues and seeking views of the local
community. There were 370 attendees and 300 questionnaires completed (refer to page
17 of TOR CD 5.5) The precinct was identified as the ‘heart’ of the community, an
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improvement to the shopping experience was required to include shops, banks, cafes and
a local market. It needed to serve the day to day needs of residents
16 June

Community Workshop 2

A focus on possible improvements to the ‘heart’ (the precinct), being the key issue
identified by the wider community (Refer to page 20 of TOR CD 5.5)

14 July

Community Workshop 3

Sought views on the potential for different levels of intervention and change to improve
the ‘heart’

15

Public Open Day

September

The purpose was to obtain views on the appetite for change. There were 1,080
attendees, 761 applied stickers to display boards, 289 completed comment forms and
106 comments were provided by post-it. 38% favoured refurbishment of the centre with
29% favouring some form of redevelopment. 42% of respondents supported a new food
store and the need for improved retail and community facilities were highlighted as
significant issues (Refer to page 23 of TOR CD 5.5). Section 22 considers the issue of
redevelopment over refurbishment further

17 October

Core Strategy Adopted

Spatial portrait (pages 4 & 5) describes South Oxhey re deprivation area and that of an

2011

Full Council resolve to adopt the Core

area with housing stock needing significant up-dating and as opportunity for

Strategy (17 October 2011) following

redevelopment and regeneration.

examination in public and receipt of
Inspector’s Final Report

Spatial Vision (page 8) sets out Council’s priority to reduce inequalities in District in
particular through regeneration of South Oxhey.
Strategic Objectives (page 10) S2.
Place Shaping Policy (PSP2) Development in Key Centres (South Oxhey…) (page 22)
Policy PSP2 h) states: In addition, the 'South Oxhey Initiative' involves engagement with
stakeholders, the public and other technical work to produce a Masterplan to set out how
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future development in South Oxhey can respond to identified challenges. Detailed
proposals will be included in the Site Allocations Development Plan Document
November
December

Lambert Smith Hampton Options

LSH advised on the redevelopment option versus the refurbishment option (refer to

Appraisal Report

evidence of Alan Head for detail)

South Oxhey Initiative produced by

A culmination of all of the analysis and feedback that had taken place with

TOR

recommendations for considering taking forward change

Executive Committee

Decided that the Council should progress regeneration of the ‘heart’ of South Oxhey and

2012
30 January

progress the redevelopment option. Refer to the evidence of Alan Head for further detail
23 January

Site Allocations Pre-Submission

Included a parameters plan for the South Oxhey area. Consultation responses 72%

to 5 March

(Preferred Options) Consultation

support

Approved for consultation by Executive
Committee (5 December 2011)

March to

Discussions held with TH

September

Arrangements for tenants, possible legal structures and stock valuation was discussed
but final agreement not reached prior to procurement

27 April to 8

South Oxhey Initiative- The Future

Not a Local Plan Document. Consultation undertaken to provide future guidance for

June

of South Oxhey Consultation

redevelopment and to build on the consultation undertaken in the Local Plan and on
consultations undertaken by the South Oxhey Initiative to ask views on plans for
redevelopment of the town centre

April

Deloitte Real Estate appointed as

Commissioned to advise on scheme appraisal and procurement
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advisors
June 2012

LSH Retail and Leisure Study

Indicates significant loss of retail spend out of the area and informs retail strategy for new

published

proposals including a larger foodstore

(Commissioned by TRDC Planning
Department for evidence for Site Allocations
LDD)

27

Levitt Bernstein Architects facilitated

A public consultation event on an indicative design with feedback used to inform a pre-

September

a Public Design Workshop

app submission to planners to test parameters

October

Initial developer procurement
exercise launched

9 November Site Allocations Proposed

Included a Masterplan for the South Oxhey area to guide plans for the South Oxhey

to 21

Submission

Initiative and allocated the sites for housing. Examination by Inspector appointed by the

December

Approved for submission to

Secretary of State was undertaken with public hearing sessions held between 15 and 31

Secretary of State for Examination

October 2013 and 16 July 2014. The Inspectors Issue 7 covered South Oxhey. Dwelling

by Executive Committee (25 March

capacity of South Oxhey regeneration area increased from 280 to 360

2013) and Full Council (21 May
2013).
2013
April

preferred bidder named

June

Initial procurement exercise aborted
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September

Works start on an alternative

Refer to evidence provided by Alan Head for detail

structure to offer the developer
market including a more limited red
line
2014
31 January

Site Allocations LDD Main

Included modification to indicative number of dwellings for the South Oxhey Regeneration

to 18 March

Modifications Consultation.

area (Site reference H35) following examination hearing sessions held between 15 and
31 October 2013.

27 March

LBA facilitated a Public Consultation

Presentation of possible illustrative masterplan

on a revised scheme
July

Council Policy and Resources
Committee approves the brief for a
second round of procurement

13

OJEU Notice published for second

September

procurement exercise

28 October

Expressions of interest submitted by
developers

25

Site Allocations LDD adopted

Includes masterplan for South Oxhey to guide plans for the South Oxhey Initiative and

November

Full Council resolve to adopt the Site

allocated housing sites

Allocations LDD (25 November 2014)
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following examination in public and receipt
of Inspector’s Final Report

19

Shortlisted developers submit

December

‘Outline Solutions’

2015
27 March

Developers submit final tenders

1 April

Community Infrastructure Levy

South Oxhey in area C. Zero rate for residential and retail. S106 to be used to secure

Charging Schedule came into effect.

obligations at South Oxhey

Full Council approved the CIL for
implementation from 1 April 2015 (24
February 2015) following examination in
public and receipt of Inspector’s Final
Report

20 May
June 2015

Policy and Resource Committee

Countryside, accompanied by Home Group, selected as preferred development partner

Meeting

(refer to evidence of Alan Head for detail)

Home Group undertake Housing

Designed to inform tenants about the proposals and establish current housing need

needs meetings with Thrive Tenants
2 November Full Council approves the
conditional development agreement
11, 13 and

3 day pre submission public

Introduction to intended planning application. Approximately 300 attendees, with 53% of

14

consultation by Countryside

comments being positive

DRE and the Council hold surgery

Regarding purchase and to inform tenants of the likely CPO process

November
November
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events for Residential Leaseholders
and Retail tenants
18

Developer agreement exchanged

December
2016
4 January

Hybrid planning application

Between September and December 2015 regular pre application meetings took place

16/0005/FUL submitted

with officers to help form the detail of the planning application

17 March

Planning Committee

Resolution to Grant Planning Permission

21 March

Full Council

Resolution to progress CPO

21 April

Planning Committee

Application returned to planning committee following concerns expressed by TH relative
to adequacy of service of notice/ ownership certificates. Resolution to grant

Up to 31

S106 negotiations

A range of financial contributions exceeding £965,000 agreed

Planning permission 16/0005/FUL

Planning permission containing 54 conditions (refer to TOR CD 3.4)

May
31 May

issued
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CHAPTER 3: SPATIAL VISION AND STRATEGIC
OBJECTIVES
3.1

The Core Strategy sets out the long term Spatial Vision for Three Rivers and the strategic
policy objectives required to deliver that Vision.

3.2

The Spatial Vision is about what Three Rivers should be like in 2026, and has been
developed to address the issues and opportunities arising from the Spatial Portrait of Three
Rivers3, as well as to reflect the priorities and concerns of the local community as set out in
the Sustainable Community Strategy and responses received as part of public consultation.

Spatial Vision
Looking forward to 2026 and beyond, the District will remain a prosperous, safe and healthy
place where people want and are able to live and work.
The priorities for the future are:
a) To provide growth required to support local communities and provide for their needs
in the most sustainable way possible
b) To locate growth in the most sustainable locations in terms of access to services
and transport networks and impact on the environment
c) To improve access to housing and affordable housing for communities across the
whole District
d) To provide opportunities for local employment and maintain the vitality and viability
of existing centres across the District, reducing the need to travel
e) To promote sustainable transport options to improve access for all communities and
reduce dependence on the car
f)

To support growth with appropriate investment in infrastructure to ensure that new
and existing communities can access services that they require

g) To reduce inequalities across the District, in particular through regeneration of the
South Oxhey area
h) To recognise opportunities to make the best use of land whilst minimising adverse
impacts on the character of the District and minimising harmful changes to the built,
historic and natural environment
i)

To recognise opportunities to improve and enhance the built, historic and natural
environment wherever possible

3

Spatial Portrait of Three Rivers (2010)
http://www.threerivers.gov.uk/Default.aspx/Web/EvidenceBase
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j)

To limit changes to the Green Belt that will be necessary to accommodate some
growth required to locations which result in the least harm to Green Belt and
sustainability objectives.

All growth will need to be sustainable so that the present needs of residents and
businesses in Three Rivers can be met without compromising the ability of future
generations to meet their own needs. New development will need to mitigate its impact on
the causes of climate change and should be resilient to climate change impacts.
Opportunities to reduce the impacts on the environment of existing built stock will be
supported.
In essence, future development must secure a balanced provision between homes and jobs
that also safeguards and enhances the environment, maintains the Green Belt, secures
good services and facilities for all and achieves a sustainable transport system. Growth
required in the District will maintain or improve the quality of life of Three Rivers’
communities.

3.3

In order to implement and deliver the Local Development Framework’s Vision, the following
Strategic Objectives have been identified. These follow on from the Spatial Vision and the
issues and opportunities for Three Rivers identified in the Spatial Portrait of Three Rivers.
These objectives are key in helping the vision become a reality and provide more specific
direction for the Spatial Strategy, Place-Shaping Policies and Core Policies, which are
developed in later sections of the Core Strategy.

Strategic Objectives
S1.

To ensure that development in Three Rivers recognises and safeguards the
District’s distinctive character of small towns and villages interspersed with
attractive countryside and Green Belt, through sustainable patterns of
development
Development in the District needs to be achieved whilst protecting the very assets
that make Three Rivers unique and help maintain a high quality of life. There will
remain a strong commitment to the protection of the Green Belt which occupies 77%
of the area of the District, although it is recognised that some minor adjustments to
the Green Belt boundary may be necessary over the plan period to meet
development needs, prevent over-development in some areas and generally
promote a sustainable pattern of development. Changes to the Green Belt will be
on the edges of existing urban areas. Change will be limited to locations which
result in the least harm to Green Belt and to sustainability objectives. Changes will
not result in the loss of more than 1% of the total Green Belt area in the District.

S2.

To make efficient use of previously developed land
The re-use of land in the urban area is necessary to act as a stimulus for existing
settlements, to concentrate development in the most accessible areas and to protect
more open parts of the District. It may also facilitate the remediation of any areas of
contaminated land. Continuing to achieve at least 60% of new development on
previously developed land (PDL) will remain a priority for Three Rivers. However,
9

some previously developed land can be constrained by biodiversity interest and
other factors. Therefore it cannot be assumed that all previously developed land is
appropriate for redevelopment. Opportunities for regeneration in South Oxhey mean
that a higher proportion of development in this area may be on previously developed
land.
S3.

To reduce impacts on the environment by reducing waste, pollution and
energy consumption, by promoting the use of renewable energy, and the
conservation of water resources and by designing development to take into
account future changes to the climate
There is little doubt that the burning of fossil fuels is contributing to long-term
changes in the climate and to pollution generally. It is important that the problem is
tackled at all levels including the local. This means designing, constructing and
reusing buildings and materials to minimise the use of natural resources and reduce
the amount of waste going to landfill. It also means dealing with the effects of
extreme weather and potential flood risk through appropriate design and siting of
development. The nature of the District does not lend itself to large-scale wind
energy developments; however there are opportunities for smaller-scale wind and
other renewable and low carbon energy opportunities.

S4.

To balance the community’s need for future homes and jobs by providing
sufficient land to meet a range of local housing needs and to maintain a
prosperous local economy
This will include making appropriate provision for the required numbers of homes
and jobs to meet local needs in line with the East of England Plan. For housing, this
means delivering housing to meet local needs in terms of size, type and tenure of
units including affordable, special needs and Gypsy and Traveller accommodation.
For employment, this means meeting local needs in terms of the type of jobs and
employment sectors. The proximity and influence of the London job market may
affect the potential for improving the homes to jobs ratio within Three Rivers.
However, ‘balance’ between the provision of new homes and jobs is needed in order
to redress the relatively high daily outflow of commuters from Three Rivers into
adjoining areas. We anticipate that to meet needs in Three Rivers the number of
new homes provided should be matched by the number of new jobs at a ratio of

S5.

To increase levels of affordable housing in the District, prioritising the
provision of social rented and larger family-sized homes
A step-change in the provision of affordable housing is needed in order to seek to
meet the large identified need for affordable housing in the District. House prices are
high relative to incomes in the District and a significant proportion of the population,
particularly the young and those within the less affluent parts of the District, are
unable to access housing in the general market. The lack of suitable and affordable
housing within the District also has impacts on the ability of the District to attract and
retain workers with impacts on key services and the local economy. There is a very
high need for affordable housing within the District but viability considerations mean
that it will not be possible to meet all of this need within the period to 2026. The
priority will therefore be social rented homes and larger family sized homes, as
these are required to meet the most urgent housing needs within the District. Rural
affordable housing will also be provided within the villages of Bedmond and Sarratt
where this would meet identified local needs.
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S6.

To facilitate the provision of services and infrastructure to meet the needs of
existing development and new development by working on cross-boundary
issues with adjoining authorities, service providers and the development
industry
It is important that all residents, particularly vulnerable groups and those within the
pocketed areas of deprivation in the District, have good access to services including
health, education, transport and emergency services and that this is maintained or
improved in the future. Potential deficiencies will need to be addressed through
planning obligations and other funding regimes as part of new development
proposals. The Council will continue to foster relationships with neighbouring
Hertfordshire and Buckinghamshire Districts and with London. It will also continue to
work with the Local Strategic Partnership as well as public, private and voluntary
sectors in order to tackle deprivation and to reduce inequalities between areas.

S7.

To deliver improved and more integrated transport systems and reduce the
need to travel by locating development in accessible locations
Although levels of car ownership are high within Three Rivers, not everyone has
access to a car and nor is it necessary or desirable to use a car for all trips,
particularly for short journeys. Providing alternatives to car travel through better
public transport, better opportunities for cycling or walking, and by locating
development at locations with good access to services, employment and a range of
transport options, will be major contributors to achieving a more sustainable District.
In particular, implementation of the Croxley Rail Link is supported, recognising its
potential to enable more sustainable transport choices in the area. It will also be
important to integrate transport networks to enable people to change easily between
road, rail, bus and cycle travel.

S8.

To maintain and enhance the viability, vitality and variety of shops and
services within the Principal Town and Key Centres and retain shops and
services in other smaller settlements
Ensuring that Abbots Langley, Chorleywood, Croxley Green, Rickmansworth, South
Oxhey, Mill End and Leavesden and Garston provide a good range of goods and
services across the District will reduce the need to travel to centres further away,
especially to meet everyday local needs, and will support local businesses.
Retaining services in other smaller settlements will help to enable these settlements
to meet some of the day-to-day needs of their communities.

S9.

To conserve and enhance the countryside and the diversity of landscapes,
wildlife and habitats in the District within a coherent network of Green
Infrastructure to support the natural environment and human health
Three Rivers has visually attractive landscapes and important habitats for wildlife.
There is however scope to develop the District’s Green Infrastructure through
improving the diversity and connectivity of landscape and habitats, and through the
conservation and enhancement of natural assets. The Chilterns AONB, and the
District’s Sites of Special Scientific Interest, Local Nature Reserves, wildlife sites,
the Colne Valley Park, the Grand Union Canal and all river corridors including the
Rivers Chess, Colne and Gade are particularly important assets to be conserved
and enhanced as they provide connections across the whole District and into
adjoining areas. However it is recognised that they are not the only important
elements for Green Infrastructure within and around the District.
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S10. To conserve and enhance the historic environment by resisting the loss of, or
damage to, heritage assets including important buildings and to ensure that
new development respects the unique character and identity of the towns and
villages in the District
Three Rivers has a rich historic environment including many historic buildings,
archaeological sites, historic structures, historic landscapes, spaces and
conservation areas. It will be important to conserve heritage assets and their
settings through appropriate control of development but also to enhance the historic
environment where opportunities arise.
S11. To provide accessible and varied opportunities for leisure, arts, sport and
recreational activities in order to promote healthy lifestyles
The Local Development Framework can make a significant contribution towards
improved levels of health by supporting the location and provision of suitable open
space, children’s play space and sports facilities to increase opportunities to
exercise as part of a healthy lifestyle for the whole community.
S12. To promote safety and security as a high priority in the design of new
developments in order to create attractive and safe places in which to live,
work and play
Reducing crime, fear of crime and anti-social behaviour are key community priorities
that can be addressed by the Local Development Framework by promoting good
design, securing contributions towards increased police resources and improving
access to training facilities provided by the Learning and Skills Council and other
agencies.

3.4

These Objectives are expanded further through the Place Shaping Policies, which set out
more detailed objectives for each settlement.

3.5

Figure 3 shows how the Strategic Objectives align with and support other plans and
strategies affecting the District. The majority of objectives are compatible with other plans
and strategies and where objectives are not directly compatible there are no conflicts.
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Figure 3: Alignment of the Core Strategy Strategic Objectives with other Plans/Strategies
affecting Three Rivers
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SPATIAL STRATEGY
3.6

The preceding section of this document set out the Vision for the future and the key
objectives which will help implement and deliver this Vision. However, in order for them to
be achieved, more specific direction for future development is provided through the Spatial
Strategy. This Strategy will help direct all future development and activity in the District.

3.7

Planning Policy Statement 1: Delivering Sustainable Development requires local authorities
to deliver sustainable development. This means that development needs to take into
account sustainable transport needs, provision of infrastructure and access to jobs,
services and facilities.

3.8

Three Rivers needs to make adequate provision for housing and employment in line with
the East of England Plan to meet the needs of a growing population and to maintain
prosperity for the local community. In particular there is a need to ensure a continuous
supply of housing land over the next 5, 10 and 15 years.

3.9

However, this growth needs to be reconciled with the protection of the environment and the
maintenance of the general extent of the Green Belt. There is a need to strike a balance
between restraining urban sprawl, enhancing the countryside, and meeting development
needs in a sustainable way. This is the intention of the Spatial Strategy.

3.10

To inform the Spatial Strategy for Three Rivers the hierarchy of settlements across the
District has been defined. This helps direct growth to the most sustainable and appropriate
locations.

3.11

The Three Rivers Settlement Appraisal (2007, update 2010)4 has been used to define the
settlement hierarchy according to an assessment of each settlement with regard to access
to a variety of services and infrastructure. The Appraisal provides a useful tool in:

4

•

Identifying the settlements which have the best access and, therefore, where any
development should generally be concentrated

•

Identifying the settlements with the poorest access and, therefore, where
development should generally be avoided

•

Identifying specific deficiencies in services and facilities across all settlements, and
therefore where opportunities should be taken to improve them with or without
further development.

Settlement Appraisal Update (2010) http://www.threerivers.gov.uk/Default.aspx/Web/EvidenceBase
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3.12

Taking into account settlement size, population, existence of and access to a range of
services and transport infrastructure and importance in economic and retailing terms, the
settlement hierarchy for Three Rivers is set out in Figure 4.
Principal Town
Rickmansworth
Key Centres
South Oxhey
Croxley Green
Abbots Langley
Chorleywood
Leavesden and Garston5
Mill End
Secondary Centres
Kings Langley
Carpenders Park
Eastbury
Oxhey Hall5
Maple Cross
Moor Park
Villages
Bedmond
Sarratt
Figure 4: Three Rivers Settlement Hierarchy

3.13

Recognising the size, function, accessibility and importance of the Principal Town and Key
Centres, future major development in Three Rivers should be primarily focused in and
around these settlements.

3.14

Major development in other parts of the District needs to be carefully considered because of
lower accessibility but it is not necessarily precluded. Development may be appropriate in
these areas, particularly where it offers opportunities to rectify specific deficiencies in vital
services and facilities or where it provides development necessary to sustain centres as
providers of local employment, shopping and other services.

3.15

The Spatial Strategy for future development in Three Rivers has been developed according
to this settlement hierarchy.

3.16

Figure 5 is the Key Diagram for Three Rivers and indicates the main proposals for the
future of the District.

5

Leavesden and Garston and Oxhey Hall are special cases within the settlement hierarchy. They
form part of the larger settlement of Watford which is a regional centre; however, assessment of the
areas falling within Three Rivers has led to their identification as a key centre and a secondary
centre in their own right.
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Spatial Strategy
The main emphasis for future development is to continue to focus development within the
existing urban area through development of previously developed land and appropriate
infilling, recognising potential for mixed use development to contribute to the development
of sustainable communities. This will be followed by development at the most sustainable
locations on the edge of existing settlements.
In order to achieve the Spatial Vision for Three Rivers and meet Objectives for the District:
1. New development will be directed towards previously developed land (including
surplus employment land) and appropriate infilling opportunities within the urban
areas of the Principal Town (Rickmansworth) and Key Centres (South Oxhey,
Croxley Green, Abbots Langley, Chorleywood, Leavesden and Garston and Mill
End) as these have been identified as the most sustainable locations in the District.
2. More limited new development will take place on previously developed land
(including surplus employment land) and appropriate infilling opportunities within the
Secondary Centres (Kings Langley, Carpenders Park, Eastbury, Oxhey Hall, Maple
Cross, Moor Park). This recognises that these settlements are not generally as
sustainable as the Principal and Key Centres but that they do provide some access
to services and facilities and are generally close to larger settlements. Some growth
will also help to sustain the vitality and viability of these settlements.
3. Limited development to meet local needs will take place in the villages of Bedmond
and Sarratt, recognising the need to sustain these more rural areas.
4. To meet development needs, it will be necessary to review the boundaries of the
Green Belt at the edge of existing settlements within Three Rivers. Specific Green
Belt sites and indicative phasing for development will be identified through the Site
Allocations Development Plan Document, and release will be informed by regular
monitoring. Sufficient land will be identified to meet development requirements
throughout the plan period. In identifying sites within the Green Belt, priority will be
given to previously developed sites over greenfield sites and will be identified at the
most sustainable locations on the edge of the Principal Town, Key Centres and
Secondary Centres as defined in the settlement hierarchy.
5. All development sites will be identified having regard to a criteria-based approach,
taking into account whether development on the site:
•
•

•

Will be accessible to public transport, services and facilities
Will not have a significant impact on the environment including in terms of
impacts on the Green Belt, visual amenity, heritage assets, transport and
environmental quality including wildlife, flood-risk and water pollution
Is likely to come forward over the plan period.

More detailed criteria for the selection of future housing sites are listed in Appendix
2.
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6. All development will be required to make provision for necessary infrastructure
including (but not exclusively) for transport, education, health, Green Infrastructure,
utilities, waste facilities, waste water, leisure and community facilities.

3.17

All development will need to be in accordance with policies in the Core Strategy and
subsequent Local Development Documents.
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Figure 5: Key Diagram
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POLICIES
3.18

The role of the Policies is to set out the fundamental principles that should be adhered to in
order to support the delivery of development in accordance with the Vision, Objectives and
Spatial Strategy. These can be split into two parts:
•
•

3.19

Place-Shaping Policies for each settlement, and
Core Policies covering main topic areas and themes.

Development will be considered against all policies in the Core Strategy.
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PSP2
Development in the Key Centres (South Oxhey, Croxley Green,
Abbots Langley, Chorleywood, Leavesden and Garston and Mill
End)
Development in Key Centres will:
a) Focus future development predominantly on sites within the urban area, on
previously developed land
b) Provide approximately 60% of the District’s housing requirements over the Plan
period to include approximately 45% of affordable housing as informed by the
Strategic Housing Market Assessment (2010), Development Economics Study
(2009) and Strategic Housing Land Availability Assessment Update (2010)
c) Maintain and enhance employment opportunities in the Key Centres but reduce over
supply of office provision at Leavesden Aerodrome through mixed-use development
including housing
d) Recognise that the former Leavesden Aerodrome site which includes the nationally
important film studios is anticipated to be significant in meeting needs for housing
and employment through mixed use redevelopment. Specific proposals for the site
will be included in the Site Allocations Development Plan Document
e) Maintain and enhance primary and secondary shopping frontages within Abbots
Langley, Chorleywood and South Oxhey District Shopping Centres and the Local
Shopping Centre at Croxley Green to meet needs from existing and new housing
development and to enable Key Centres to be sufficient in meeting local daily needs
f) Provide for a modest extension of retail floorspace within the Key Centres where
opportunities arise in accordance with the Retail Capacity Study
g) Contribute to an integrated approach to improve transport, including public
transport, and movement into, and around, the Key Centres and connectivity with all
other centres in the District, and service centres in adjoining authorities in
Hertfordshire, Buckinghamshire and London and to increase public transport
patronage
h) Promote development, infrastructure and services that will help tackle deprivation
affecting South Oxhey (Ashridge, Hayling and Northwick wards) particularly in
relation to improving access to education, skills, training and employment and
reducing crime. Some improvements identified include the 'Step Up' building on
Oxhey Drive which will provide courses to help people get back into work and
counselling to people with mental illness. In addition the 'South Oxhey Initiative'
involves engagement with stakeholders, the public and other technical work to
produce a Masterplan to set out how future development in South Oxhey can
respond to identified challenges. Detailed proposals will be included in the Site
Allocations Development Plan Document.
i) Promote development, infrastructure and services that will help tackle issues of
deprivation affecting Penn Ward particularly in relation to children and young
people. In particular, the Local Strategic Partnership is promoting projects to
stimulate greater participation in local learning by adults and families, and are
funding a project to target training in literacy, numeracy and IT in areas including
Maple Cross and Mill End.
j) Provide improved access to healthcare services in Mill End
k) Promote regeneration in parts of South Oxhey to improve housing stock quality and
reduce inequalities through the provision of targeted services in more efficient ways.
22

This could include mixed use development consisting of new housing, offices,
shopping and community uses. The 'South Oxhey Initiative' involves engagement
with stakeholders, the public and other technical work to produce a Masterplan to
set out how future development in South Oxhey can respond to identified
challenges. Detailed proposals will be included in the Site Allocations Development
Plan Document.
l) Conserve and enhance the local distinctiveness of the Key Centres, particularly the
historic cores of Abbots Langley, Croxley Green and Chorleywood
m) Improve provision of, and access to, services and facilities, to meet future demands,
specifically through:
i. Highway improvements to A41 and surroundings in relation to Leavesden
Aerodrome
ii. Improvements to bus services to and from Leavesden area including to the
shuttle service from Leavesden Aerodrome to Watford Junction Station
iii. Improvements to bus services providing access from key centres to Watford
Junction and Watford General Hospital/ Watford Health Campus
iv. Traffic management improvements to A4125 (Hampermill Lane)
v. Provide a strategic cycle link between Croxley Station and the Ebury Way
cycle route via the Byewaters estate
vi. Improvement of parking and cycling facilities at Croxley and Chorleywood
stations
vii. Road safety improvements to A404 by St Clement Danes School
viii. Improve the range of youth facilities in all Key Centres
ix. Improve facilities and accessibility at Leavesden Country Park
x. Maintain biodiversity and access improvements to Chorleywood House Estate
as part of agreed management plan
xi. Improve access at Croxley Hall Wood
xii. Develop a play area in Chorleywood to address current deficiency in provision
xiii. Improve facilities at Oxhey Woods Local Nature Reserve including the
provision of an education centre on site
xiv. Improve quality of and access to children’s play space in South Oxhey
xv. Improve outdoor leisure facilities for residents of Abbots Langley
xvi. Provide additional neighbourhood policing and facilities in the Abbots Langley
area
xvii. Expansion of existing schools and/or provision of new schools meet identified
needs in the Key Centres.

4.6

Secondary Centres include a range of smaller sized settlements distributed throughout the
District. They provide a more limited range of services and facilities than the Key Centres
but are still important in meeting local needs. They are generally well located with regard to
access to adjoining centres and public transport facilities. Therefore, it is appropriate that a
proportion of future development should be located within and immediately surrounding the
Secondary Centres.

4.7

There is scope for continued infilling within the urban areas, primarily on previously
developed land, subject to the protection of existing residential and historic character and
amenities. Whilst the scope for development on the edge of the Secondary Centres is
constrained by Green Belt and other environmental designations, there are opportunities to
23

promote sustainable development through limited development within the Green Belt
including on previously developed land.
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CP2
Housing Supply
The Council will identify sufficient land for housing in the District to meet the Three Rivers
housing target of 180 dwellings per year until 2026.
Housing provision will be made primarily from within the existing urban area (approximately
75% of total housing development between 2001-2026) and also from housing sites at the
most sustainable locations on the edge of existing settlements, in the Green Belt
(approximately 25% of total supply between 2001-2026).
It is anticipated that approximately 60% of housing requirements will be met in the Key
Centres as defined in the settlement hierarchy. This is likely to be achieved in part through
significant mixed use development at Leavesden Aerodrome and through regeneration in
South Oxhey.
Specific sites will be identified through the Site Allocations Development Plan Document
according to the policies and parameters set out in the Core Strategy and in accordance
with the Spatial Strategy and Place Shaping Policies.
In identifying sites for future development, the Site Allocations Development Plan Document
will set out an indicative phasing strategy for the development of sites. This strategy will
take into account the policies and parameters established through the Core Strategy and
will take into account the sustainability of each site, the deliverability of housing on the site
and likely infrastructure requirements. Sites which contribute better to sustainability
objectives, are deliverable, and will not have infrastructure requirements that will require a
long lead-in time will be phased earlier than sites that contribute less well to sustainability
objectives, are not deliverable in the shorter term or require a lead-in period for
infrastructure provision.
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The Annual Monitoring Report will set out the latest information on housing supply,
including an assessment of whether there is a deliverable five-year supply of land for
housing. The phasing strategy for sites will be reviewed annually as part of the Annual
Monitoring Report process. Indicative phasing of sites may be altered having regard to the
Annual Monitoring Report and up-to-date information on the delivery of specific sites. This
may result in sites coming forward and/or sites being set back over the Plan period.
The earlier release of identified edge of settlement sites in the Green Belt will only be
considered if:
i. The Annual Monitoring Report projects that there will not be a five year supply of land
for housing
ii. The sites can realistically be delivered in the short-term
iii. It can be clearly demonstrated that the early release of sites will achieve significant
benefits in terms of sustainability and other objectives of the Core Strategy
iv. It does not unduly impact on other sites coming forward in accordance with the
Spatial Strategy.
Amended sites will form part of the housing supply, and the housing trajectory will be
adjusted accordingly. This ensures that there will be flexibility to respond to changing
conditions and that there is a continuous supply of deliverable land for housing. It will also
allow the delivery of infrastructure alongside new housing development, ensuring that there
is not an undue burden on services and infrastructure to the detriment of existing and new
householders.
The supply of housing post-2026 will need to be reassessed at a later date within the
context of a review of the Core Strategy taking into account housing needs and capacity.
In assessing applications for development not identified as part of the District’s housing
supply including windfall sites, the Council will have regard to policies and parameters set
out in the Core Strategy. Applications will be considered on a case by case basis having
regard to:
i. The location of the proposed development, taking into account the Spatial Strategy
ii. The sustainability of the development and its contribution to meeting local housing
needs
iii. Infrastructure requirements and the impact on the delivery of allocated housing sites
iv. Monitoring information relating to housing supply and the Three Rivers housing
targets.
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PROVIDING A RANGE OF TYPES AND SIZES OF HOMES TO MEET
NEEDS AT AN APPROPRIATE DENSITY
5.20

In order to meet future housing needs in Three Rivers, the overall housing requirement will
need to be provided as a range of housing types and sizes. Providing a balance of housing
will help meet the varied needs of the community and contribute to sustainability objectives.

5.21

The Strategic Housing Market Assessment (2010) provides information on the current and
future housing needs of the District. The study found that:
•
•
•

The population of the District is projected to increase by 1,200 people (1.4%) by
2021 with most growth in the over 50s
The number of households is projected to increase by 2,900 (8.5%), with increasing
numbers of single-person households contributing significantly to the increase
Owner occupation is likely to decrease as a proportion of tenure types in future.

5.22

The Assessment also looks at housing mix in terms of size of accommodation. The
assessment indicates that need in the District to 2021 is for approximately:
• 1 bedroom units: 30%
• 2 bedroom units: 35%
• 3 bedroom units: 34%
• 4+ bedroom units: 1%

5.23

These proportions should form the basis for the housing mix of development proposals and
provision across the District. However it is recognised that they may need to be adjusted for
specific schemes to take account of market information, housing needs and preferences
and specific site factors. Where adjustment to the proportions is sought, applications should
explain how relevant factors have contributed to the mix of housing proposed.

5.24

With regard to housing density, the Council acknowledges that, whilst it is important to
make more efficient use of land, particularly to reduce pressure on greenfield sites, this
should not compromise the quality of the environment and existing residential areas in
Three Rivers, some of which may fall within areas of special landscape or historic value.
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Adopted November 2014

Site Ref

H(29)

Site

South Oxhey Town Centre
Current
Use
Dwelling
Capacity

Town centre
uses
360

Green Belt

No

Phasing

2016-2026

Comments
Housing allocation reflects
areas shown for residential
or mixed use which may
include residential as part of
the Masterplan for South
Oxhey (chapter 9).
Northwick Road Day Centre
facility to be re-provided in
the local area as part of any
development.
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POLICY SA4: RETAIL ALLOCATIONS

Retail development will be acceptable in principle within the identified shopping hierarchy of
centres:
 The Town Centre at Rickmansworth
 The District Centres at South Oxhey, Abbots Langley and Chorleywood
 The Local Centres at Croxley Green (Watford Road and New Road) and Mill End
(Moneyhill Parade)
 The Local Shops (local shopping parades, groups and individual shops across
settlements within the District).
Shop fronts and displays should be appropriate to the character and function of the area.
Within identified Primary Frontages, the loss of class A1 retail uses will generally be
resisted.
Within the identified Secondary Frontages, the retention of retail will be encouraged. Uses
complementary to the Primary Frontages will be encouraged.
Identified Local Centres and Local Shops will be protected and enhanced where they are
catering for local day-to-day needs. The retention of retail uses will be encouraged. Uses
complementary to the Local Centre and Local Shops will be encouraged.
Applications for new retail development outside the identified centres will only be
considered if the applicant has established that there is a need for the development and that
there is no suitable and viable site likely to become available within or on the edge of the
existing centres that could satisfactorily accommodate the development.
In all locations proposals for new retail development, involving gains and/or losses, will be
considered taking into account its accessibility, its impact on existing centres and
appropriateness of the type and scale of development. New shopping facilities will be
encouraged where they are supported by up to date evidence of need, where they contribute
to the vitality and viability and general economic well-being of the area and where they do not
impact detrimentally on existing centres.
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TRDC/3/4

Town and Country Planning Act 1990 and
The Acquisition of Land Act 1981

Public Local Inquiry into:
THREE RIVERS DISTRICT COUNCIL (LAND AT HENBURY WAY, OXHEY DRIVE, BRIDLINGTON
ROAD, ST ANDREWS ROAD, THE PARADE, PRESTWICK ROAD, FAIRFIELD AVENUE AND
STATION APPROACH, SOUTH OXHEY) COMPULSORY PURCHASE ORDER 2016

Appendix Three
to Statement of Evidence
Pursuant to Rule 15 of
The Compulsory Purchase (Inquiries Procedure) Rules 2007
of
Adrian Barker

4

Case Studies
Below are some examples of projects similar to South Oxhey illustrating how neighbourhoods are/ have
successfully moved through a comprehensive regeneration process.
South Acton
South Acton Estate is one of the largest still to be regenerated in Britain. It was blighted by decaying
properties and anti-social behaviour.
Countryside is working with L&Q and Ealing Council to deliver 2,800 new homes which will replace
the 1,800 existing units. 50% of the units are to be affordable. There will also be provision 36,500 sqft of
new community and retail facilities.
The development will provide improved access, connectivity to the wider area and much improved
transport links capitalising on the site’s proximity to Acton Town and South Acton Stations.
This is a large multi-phased scheme, requiring long-term financial commitment from all JV partners. It is
the most intensive development and pre-development programmes in a residential scheme within
London.
The first phase of development was
voted Regeneration Project of the
Year at the Evening Standards New
Homes Awards 2014.
Within the evidence of Mike
Woolliscroft detail is given on the
social impact of this regeneration
scheme.
Woodberry Down
Woodberry Down was a post war urban renewal scheme which was home to one of the countrys first
comprehensive schools and the first purpose-built NHS health centres.
Years of under Investment led to a situation where residents were living in homes that were not fit for
purpose. In 2002 a structural assessment identified that repair would be economically challenging (much
like South Oxhey) and it became evident that redevelopment would be both a more economically viable
and sustainable approach than refurbishment.
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The redevelopmnet will deliver 4,664 homes (including 41% affordable), in addition to approximately
414,000 sqft of non-residential buildings, including 55,000 sqft of retail, 34,000 sqft of office space, a
hotel, communities uses (education, health
centre, children’s centre, community centres a
youth centre), civic space and associated car
parking.
The project is progressing in line with the plans
established with delivery of a mixture of well
designed new homes supported by a range of
community facilities.
Since construction began in 2009 Woodberry
Down has seen 441 properties demolished and 862 new homes completed.

North Prospect, Plymouth
The North Prospect estate hails from exactly the same era as the existing South Oxhey central area and
faced many of the same challenges, including poor quality homes, disfunctional estate layout, poor
accessiblity and connectivity.
The estate is now being redeveloped under an approved masterplan. Plymouth Community Homes has
embarked on a 10 year, £168 million, programme to comprehensively regenerate the estate with plans
for the demolition of 800 homes to be replaced by more than 1,100. Work is also under way on a new
community hub (including space for a
nursery, library, retail units and office
space).
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energy

efficient

homes

are

currently being delivered with many
available under a number of tenures.
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