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THE AERROTS LANGLEY AND LEAVESBDEN HOSPITALS

(tand OFff Langley Lane, High Road, College Road and Woodside
Road)

Draft Flamning Brief

1. Backgtround

Introduction

This report sets out the Council®s planning requirements in the
event of any development/redevelopment of hospital land at
Abbote Langley and Leavesden.

This section details the guite involved background to the
development/redevelopment of the hospital sites.

Areal measurements set out in the text below are at this stage to
be taken as indicative only but point to the scale of development
considered acceptable by the Council.

Brief Area

The brief area shown in Fig. 1 covers approximately S5 ha. and
divides broadly into two parts;

a. existing hospital buildings and immediately adioining land
(34ha.) .

b. farmland and informal recreaticnal areas to the north sast (21
ha.).

EBoth areas are covered by the brief to ensure a comprehensive
approach to development.

Three Rivers District Plan, 1982

The brief hazs been prepared with regard to the current statuvtory
plan for the District, the Three Rivers District Plan, 1982.

When the District Flan was prepared against the backcloth of the
Hertfordshire County Structure FPlan 197%, the closure of the
Abbots Langley/lLeavesden hospitals was not anticipated. The
local plan sets out therefore only in general terms policies
affecting the area — it does not make specific proposals for the
development of the land for housing.

Hertfordshire County Structure Flan, 1984.

The Hertfordshire County Structure Flan 1986 Heview was approved
with moditications by the Secretary of State on 9th. May 1988.
Structure plan policies relevant to the Abbots Langley area and
the hogpital land includes

a. Folicy 1| {(Green Belt) states inter alial

IT IS THE COUNTY COUNCIL™S FOLICY TO MAINTAIN A GREEN BELT IN THE
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SOUTH OF THE COUNTY....THE FRECISE EBOUNDARIES 0OF THIS GREEN BELT
ARE DEFIMED IN DISTRICT LOCAL FLANS.

WHERE DEFINING THE BOUNDARIES OF THE GREEN BELT ARDUND
SETTLEMENTS THIS WILL EE DONE BY REFERENCE TO THE DEGREE OF LONG
TERM EXFANSION OF THE EBUILT UF AREA ACCEFTABLE IN THE CONTEXT OF
THE STATED FURPOSE OF THE GREEN BELT.

WITHIN THE OGREEN BELT, EXCEFT FOR DEVELOFMENT IN GREEN EBELT
SETTLEMENTS REFERRED TO0 IN  FOLICY 851 OR  IN  VERY SFECIAL
CIRCUMSTANCES, FERMISSION WItL NOT BE GIVEN FOR DEVELOFMENT FOR
FURFOSES OTHER THAN THAT REQUIRED FOR MINERAL EXTRACTION,
AGRICULTURE, SMALL SCALE FACILITIES FOR PARTICIPATORY SFORT AND
RECREATION, OR OTHER USES AFPFROFRIATE 70O A RURAL AREA: OR THE USE
FOR HOSFITALS OF SIMILAR INSTITUTIONAL FURFOSES OF EXISTING LARGE
RESIDENTIAL BUILDINGS SITUATED IN EXTENSIVE GROUNDS, FROVIDED (&)
THE RUILDINGE ARE NOT SUITABLE FOR CONTINUED RESIDENTIAL USE, AND
(b) THE FROFOSED USE IS5 NOT SUCH A5 TO LEAD TO A DEMAND FOR LARGE
EXTENSIONS OR FOR ADDITIONAL BUILDINGS IN THE GROUNDS.

THE CIRCUMSTANEES AND LOCATIONS IN WHICH DEVELOPMENT WILL BE
ALLOWED WILL ALSO HAVE REGARD TO THE OTHER FOLICIES OF THIS FLAN.

b. Folicy 47 (character and structure of Hertfordshire) statess

THE LOCAL FLANNING AUTHORITIES WILL, AS A KEY ELEMENT IN THE
STRATEGY FOR  HERTFORDSHIRE, FROTECT AND ENHANCE THE EXISTING
SETTLEMENTES AND THE ESSENTIAL CHARACTER OF THE COUNTYT™S URBAN AND
RURAL  AREAS. IN ASSESSING FROFOSALS, THE LOCAL PLANNING
AUTHORITIES WILL HAVE REGARD NOT ONLY TO THE IMFACT OF THE
INDIVIDUAL DEVELOFMENTS, BUT WILL ALSO TAKE INTO ACCOUNT THE
CUMULATIVE EFFECT DOF DEVELOFMENT.

c. Folicy 48 (form and fabric of settlements) states inter alias

THE COUNTY COUNCIL WILL SUFFORT DISTRICT COUNCILS AND OTHER
AGENCIES IN SECURING AND GUIDING DEVELOFMENT LIKELY TO CONSERVE
AND  ENHANCE THE QUALITY AND VIAERILITY OF THE BUILT ENVIRONMENT
AND THE FATTERN OF OFEN AREAS WITHIN TOWNS AND SETTLEMENTS.

d. Folicy 30 (specified settiements) states inter aliajs

IN THE FOLLOWING SFECIFIED SETTLEMENTS, WHICH ARE INDICATED ON
THE FKEY DIAGRAM AND WHOSE SURRDUNDING GREEN BELT BOUNDARIES ARE
DEFINED IN DISTRICT LOCAL FLANS, DEVELOPMENT WILL BE LIMITED TO
THAT WHICH IS COMFATIELE WITH THE MAINTENANCE AND ENHANCEMENT OF
THEIR CHARACTER AND THE MAINTENANCE OF THEIR GREEN BELT
BOUNDARIES. ..

THREE RIVERS ARBOTS LANGLEY, KINGS LANGLEY (FART).
e. Policy &3 {inner boundaries of the green belt) states inter
alias

NOTWITHETANDING THE FPROVISIONS OF FOLICY 1, FROPOSALS FOR THE
REUSE AND REDEVELOFMENT OF REDUNDANT HOSFITAL LAND AND FEUILDINGS
AT LEAVESDEN/ARROTS LAMBLEY... WILL BE CDNSIDERED IN THE LIGHT OF
THE GUIDANCE IN DOE CIRCULAR 12/87.

f. Folicy &9 (housing programme) - this policy allocates 3200
dwellings Ffor Three FHivers over 1981-1996 plus a general County
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wide figure of 2500 upits for hospital land.

One purpose of this brief is to give expression to these
provisions of the structure plan.

DoE Circular 12/87

Circular 12/87, on P“Redundant Hospital Bites in Green Belts:
Flanning OGuwidelines", was issued on 29th April 1987, it
describes the approach to the development and redevelopment of
hospital land with specific regard to green belt policy advice
contained in Circular 14/84.

Circular 12/87 1is one factor to be taken 1in to account in  the
preparation of a brief Ffor the Abbots Langley/Leavesden
hospitals.

Faragraph 4 of Circular 12/87 states;

In planning for the future of these buildings and
their sites the aim shouwld be to use them For
purposes compatible with the green belt as set out
in Circular 14/84, which can include institutional
USES. The size, layout and form of the buildings
May, however, make them unsuitable Ffor such
PUrpPDSES. In such cases it will be necessary to
consider whether, in the terms of the green belt
circul ar, "very special circumstances" exist that
would warrant the change of use of the buildings or
the construction of mrew buildings.

Eircular 12/87 guidelines +for the future use of redundant
hospital sites in the green belt states

1. Re—use of the existing buildings for purposes
within the accepted Green Helt categories (as set
out in DOE Circular 14/84) is the preferred option,
especially where the buildings are of architectural
and historical importance. There may in particular
be scope for re-use by institutions.

2o However, if there is little or no prospect of
viable re-use within those categories, then other
uses are preferable to allowing the buildings to

remain empty or grossly under-occoupied. The aim
shouwld be to achieve redevelopment for other
suitable uses by conversion of the existing

buildings.

Z. 14 the existing buildings, or part of them, are

unsuitable for conversion, then redevelopment
should not normally occupy & larger area of the
site nor exceed the height of the existing
buildings. The location of the new buildings

sthiould be decided  having regard to the main
features of the landscape and the need to integrate
the new development with its surrovndings {e.g. it
may be more appropriate to site new development
closer to existing development).

4. The amenity value of the site shouwld be



retained or enhanced where practical by preserving
mature trees and keeping or laying out landscaped
areas, and if possible opening them to public
access with adeguate provision for their
maintenance.

& Redevelopment shouwld not normally involve
additional expenditure by the public sector on the
provision of infrastructure (e.qg. on roads and
sewerage) nor should it overload local facilities
such as schools and health care facilities.

6. Local planning authorities should where

appropriate include policies on these 1lines in

their development plans.
Guideline 3 of the Circular states that "redevelopment should not
normally occcupy a larger area of the site...'. The Dok indicate
that "any redevelopment should be confined to the existing extent
of the buildings...{and).,..accord with... the acreage of land
occupied by the existing buildings on-site”". (source - Three
Rivers District Council letter dated 14th April 1987 and DoE
reply 11th May 1987. The correspondence, reproduced at appendiy
An g indicates that redevelopment should not be based upon the
gross  floor space of existing buildings, the gross floor soace
and adjoining land or some permutation of the above).

From this it would appear that Circular 12/87 has a limiting
effect on the redevelopment of hospital land in the green belt.
This is becauwse Circular 14784 provides for the development of
green belt land only under exceptional circumstances. (Eircul ar
42/55, pars. =) . It is considered that Circular 12/87 setese out
the exceptional criteria against which any redevelopment should
DO .

The interpretation of these criteria clearly rests with local
Councils as indicated in the Secretary of State’s statement of
reasons for the proposed modifications (September 19871},
Paragraph 2.6 statess

"As the Circular makes clear, the Secretary of State recognises
that it may not always be possible to make use of such sites for
purposes compatible with the green belt. Where this is the
caze... each eite will have to be looked at individually by the
local planning authority who will need to consider whether very
special circumstances apply to justity its future development for
purposes normally inappropriate to the green belt."

Since the Circular is not site sgpecific it follows that the
interpretation of its guidelines must also take into account
local circumstances in determining the developable area within
hospital sites. Local planning and environmental factors which
will have a bearing on the area of hospital land that could be
developed at Abbots Langlevy/Leavesden are:

i, The close proximity of the built up areas -of
Abbots Langley and MNorth Watford.

ii. The location of green belt boundaries
immediately adjoining the hospital land.



iii. The existence on—-site of tracts of mature
planting and landscaped amenity areas.

ive The land fall of the hospital zites.

The Council has had regard to each of these factors in  the
preparation of a further five guidelines for the development 7/
redevel opment of the hospital 1land.

Concept
a. Location of new development.

The Three Rivers District Plan, 1982 designates the hospitzl land
metropolitan green belt, separating the szettlement of Abbots
Langley and the larger urban area of North Watford. In the event
of any development/redevelopment of the hospital land, it is
essential that these settlements should continue to be physically
separated so that Abbots Langley does not become absorbed within
the built up area of Watford, and Abbots Langley is able to
retain its character and identity.

Guideline 1. Any development of the hospital land
should: -

a. ensure that the urban areas of Abbots Langley
and North Watford do not coalesce and,

b. round-off neighbouwring built-up areas to allow
for a continuous wedge of open land to separate
Abbots tangley from North Watford. Any wedge to be
centrally located between new development.

The developable area shall be defined by
extrapolating green belt and physical boundaries on
adjoining land through the brief area. Development
will be confined along north western and south
eastern boundaries with no new building to extend
upon open land towards Home Farm (this limit
defined by extending the boundaries of neighbouring
Orchard Avenue and Jacketts Field through the brie+s
area).,

With regard teo the present extent of development in areas
surrounding the hospital land, it is evident that some parts are
more built up than others. The Abbots Langley/Annexe site may be
more vulnerable to encroachment than land to the north of College
Road.

Buideline 2. To prevent the coalesence of Abbots
Langley and North Watford it will be important to
control the level of development taking place on
the Abbots Langley/Annexe hospital site, south of
College HRoad, to allow a reasonable spread of
development over the area as a whole and minimige
the impact of new building to the south of College
Road.

Upon the Abbots Langley/Annexe sites

a. the majority of new development to be located to



the south and south east of the developable area.

b. development will be discouraged to the north
west margir except-

i1} For a small development off Langley Lane as
described in the text below, and

11) in connection with proposals for the
redevelopment of adioining Health Authority land in
order to aveid the peicemeal development of land
adjacent to the brief area.

b. location of Open Land (green wedge)

The AFfunction of any green wedge should be to create a physical
break in development between Abbots Langley and North Watford. A
secondary purpose of the green wedge would be to help break up
development within the site itself. Iin this connection, it is
important that any green wedge should include as much existing
mature planting on site as possible.

Guideline 3. Established planting on the hospital
land, particularly along the margins of the brief
area and alongside public highways, should, as far
as possible, be retained in any development.
Flanting also to be incorporated within the open
wedge of land separating Abbots Langley from hNorth
Watford.

The brief aresa is gently sloping along a broad east—-west axis.
The central portion of the site, ¢eoinciding with the existing
area of landscape value, lies above the 100m. contour. Only the
southern tip of the brief area and farmland to the north east are
lower lvying.

Guideline 4. Subject +to other constraints upon
broad layout, new development to be located upon
lower slopes of the brief area. The siting and
scale of any development upon higher ground will
have general regard to existing land form and
landscape features. More detailed design guidance
to be provided in the brief.

Guideline 5. In recognition of the landfall and
setting of the site area, and subject to the above
guidelines, the height of any new building in the
brief area should not exceed three storys in
order to reduce the impact of development in the
locality.






2. New development

i. Developable area.
Gros= residential area
Guidelines contained in Circular 12787 suggest that the

developable area of the Abbots Langley/Leavesden hospitals could
be taken as the footprint area of the buildings alone which cover

some U4,159 sg. m. or S.4Zha. If this is taken as a gross area
for residential development, at an average density of 15
dwellings per acre (dpa), this would allow development of upto

200 dwellings.

Development on this scale would neot necessarily justify school,
health care and larue retail provision.

Consideration of local planning and environmental factors however
suggests that development of the aAbbots Langley / Leavesden
hospitals could occur over a slightly wider area than that
suggested in Circular 12/787. The developable areas defined in
Fig. 2 ctover some 11.32 ha. of land.

Concistent with the guidelines contained in  this brief, the

11.3ha. (28 &acres) +igure shall be taken azs a gross residential
area for development, defined as including land covered by
dwellings and gardens, roads, local shops, primary school and

open space. This gross area sxcludes any employvyment uses in the
development (see also 2{viii} below). The gross measurement also
excludes the structural wedge of open land in the overall
building 1lavout. (Derived +rom “Heszidential Areas. Higher
bPensities”. Flanning Bulletin 2. MHLG., 1962).

Within the 11.3 ha. gross residential area, any land allocated
for 1local shopis), a primary school site and health care
facilities could amount to a total of 5 acres or approximately 2
ha., and would leave a net residential area of 9.3 ha. The
average density of new housing development shall not exceed 135
dwellings per acre (net residential density includes dwellings
and gardens, i1ncidental open space and half the width of
surrounding rocads (or up to a maximum of 207).

Development including the community facilities mentioned above
could accommodate around 345 dwelling units within the gross
ares.

The boundaries shown in Fig. 2 are not., as appropriate, to be
taken as definitive limits to development, +to allow some degree
of AFlewibility in +the layout of new housing areas and their
design.

Distribution of new housing.

The distribution of new housing in any development/redevelopment
will be subject to guidelines contained in this report and
variations in housing density over the sites. Until the reed for
and location of community facilities is confirmed, it is not
possible to provide a guide teo the distribution of dwellings.
Subareas of the hospital land may however be detined az follows

14



ABEOTS LANGLEY AND LEAVESDEN HOSPITALS

(Land off Langley Lamne, High Road, College Road and Woodside Road ---
Abbots Langley).

Draft Planning Erief. g

FIlg. 2

Developable areajs
GBross residential areas for development.

boundaries indicative only
e, diagrammatic representation only

scale 1:10,000

-
Terortaan

orkg
S\ D)

. . (2000

--------




(Fig. 2 refers);

1. Abbots Langley/Annexe site, South East - 6.9 ha.
(17 acres, area A)

2. Abbots Langley/Annexe site, North West — Q.6 ha.
(1.5 acres, area R)

put Leavesden Hospital site, Woodside Road - 0.6 ha.
(1.5 acres, area 0)

4, t.eavesden Hospital site, WNorth - 3.2 ha. (8 acres,
area D)}

With development dispersed in this way, new building will have
the effect of adding to existing neighbourhoods in the area. New
devel opment should be properly i1integrated with existing
residential areas. The focus for each of the 4 new communities in
the development as a whole will be the green wedge which is to
remain as open 1land.

Az a general guide, the new household population of the area will
be expected to draw upon existing community facilities.
Exceptions to this are concsidered under section 2{(viii) below.

The funding of infrastructure and other service and community
provision in a&ll major developments shall be borne by the
developers and this should be taken into account at the time the
land is acguired for development.

ii. Housing Mix
Dwelling Types
District Flan Policy 9 states thats

"In order to attain the objectives of the Flan the size and type
of proposed dwellings, whether by new building or conversion,
will be examined and developers encouwraged to provide to meet
local housing needs.”

The development to provide for a range of households including 1
and 2 bedroom houses and flats, and larger 3 and 4 bedroom family
sized homes. The Health PAuthority has indicated that,
notwithstanding the programmed closwe of the hospital complew by

2001, AFurther to the implementation of Government ‘community
care’ policies, it will seek to retain small areas of land for
new staff accommodation/patient facilities. This requirement to

be taken in to account in any development.

The location of different types of dﬁelling in the development to
have regard to design guidance contained in section 2{(ix) below
and the focllowings

i. the character and architectural stvle of the adioining

residential areas. Frovision for the elderly to include sheltered

accommodation to be located alomg Hill Farm Avenue or High Read
in Area A.

ii. the location and alternative use made f buildings to be

reteined in the develgpment. The identification of existing

11
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buildings to be retained after the cleosure of the hospitals may
impose a constraint upon the layout, and to a lesser extent, the
mix of new housing in the brief area. Groups of buildings for
retention (Fig.3 ) aret

a. Area L: Residential unit/s along Woodside Hoad to be retained
by the Health Authority for staft+ accommodation.

b. Area D: Leavesden Hospital main administration building plus
adjoining offices, chapel and hall.

. Farmland: Main buildings of the Home Farm complesx.

The Leavesden Hospital building and adjoining offices to be
converted to residential use., The conversion and alternative use
to be made of the other buildings is examined below.

iii. applications made by the Healih Authority under Circular

18/84. Recent applications have been made +or an educational
centre and therapy units. Both proposals have been made in
respect of land (Fig.4) which is unlikely to be brought forward
for development until the early-mid 1990°s. The educational
centre may be retained after hospital closure. The Council will

resist development within the area sarmarked as green wedge.
Dwelling Size

The emphasis in any new development should be towards smaller
accommodation with am allocation over the site as a whole of 604
one and two bedroom units and 404 three and four bedroom
dwellings. A mix of house types shall be provided in different
phases of the development.

Densities

The District Plan states "in taking account of the site and its
surroundings it is important to emphasise that the density of the
surropunding area is an important factor in the consideration of
any development or redevelopment proposal, but density is not the
only consideration to be applied”. (Para. S5.4).

The overall density of the development shall not exceed 15 dpa.

Housing densities will vary over the brief area according to the
siting of dwelling types. Lower dencities of between B8-15
dwellings per acre will be appropriate for low rise housing with
densities rising to between 15-285 dwellings per acre for +latted
devel opment.

FPhasing

The phasing of housing development in the brief area will be
subject in twn to the phased closwre of the hospitals.
Development within each phase will be subject to the provisions
of the brief such that it conforms with the broad layout and
development guidelines for the brief area as a whole.

iii. Amenity Areas

There will be a hierarchy of ocpen space in the development of the
brief area. A green wedge will separate Abbots Langley from North

S
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Watford. Amenity areas, however, will have a different role ie.
the provision of open space within areas set aside for
development. Arpas of amenity space will be used to blend new .
housing development with existing neighbouring areas and the
green wedge.

The Three Rivers District Plan requires the following amenity
area provision for children i1n new housing development;

"A standard of 2 sg m. for each two or three bedroomed home and 3
sq. m. for four bedroom and larger houses will be supplied... the
size of gardens and the density of lavout will be taken into
consideration 1n determining the amount of play space to be
provided. Amenity space standards will not however apply +to
homes designed for the elderly or infirm, or one or two bedroom
dwellings not designed to be extended®.

iv. Roades and traffic

Guidelines=s

Any development/redevelopment of the hospital land must have
regard at the outset to up-to—date and comprehensive knowledge of
the existing level and pattern of road tratfic movements. Eoth
Langley Lane and College FRoad are secondary distributor roads.
The Fformer runms along the western edge of the brief area whilst
College Road bisects the hospital land. High Road to the south
past is a local distributor road. These roads shall remain the
principal links in the highway retwork between Abbots Langley,
Leavesden and North Watford.

Felicy 34 of the District Flan states

"In considering planning applications, the EBouncil will have
regard to +traffic generation and road safety, and in order to
improve environmental and traffic conditicons, the Council will
esercise its powers to effect measures to improve traffic flows
as appropriate and in accordance with its financial priorities”.

The 1location of new points of vehicular access, the layout of
estate roads and the need for off-site improvements to the
highway network, will be influenced by (i) the proximity of the
existing built up areas of Abbets Langley and North Watford and
(ii) the broad layout of developmenit within the brief area. The
general aim should be to distribute road traffic generated by any
new development at a number of new points of access onto the
highway network around the perimeter of the brief area. No new
spinal road to traverse the Abbots Langley/Annese site to
minimise the impact of development in this area.

Toe maintain the width of the green wegdge and to ensure that its
open aspect is uninterrupted by new road provision, ne points of
vehicular access serving new housing or other development will be
allowed within the green wedge. Neither should the estate road
layout intrude upon the green wedge. Up to six new points of
vehicular access to be provided in the brief area in . accordance
with Fig.S.

The location of vehicular acce=ss points and the suggested

framewark of estate roades are described for each sub area below
(Fig.S refers)s;
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Sub Area A: Abbots LLangley/Annex Hospital GSite, S.E.. 5.9 ha.

Up to three points of vehicular access to be taken off High FRoad.
Site to be served by local collector roads each serving up to 120
units. Aiccess off Hill Farm Avenue to Langley Lane not
acceptable. Off-site improvements (i) roundabout to be provided
at the junction of College RKoad, Wondside Road, Horseshoe Lane
and High Road. {(ii) Widening/improvements along High Reoad.

Sub Area B: Abbots langley/Annex Hospital Site. N.W., 0O.&ha.

A spw  ropad {(serving up to 20 units) taken off an upgraded
Stewart Clese to the south., Off-site improvement: (i) upgrading
the present length of Stewart Clese to trancsition road status
(ii) Stewart Close/Langley Lane junction improvement.

Sub Area C: Leavesden Hospital Site. Woodside Road, 0O.6&ha.

A spur rpad to serve up to 20 units. Access to be taken From
Woodside Rpad in a peosition as clese as possible to the northern
boundary of the sub-area (comsistent with the reguirements of the
highway authority). Off-cite improvements: as for A above.

Sub Area D: L eavesden Hospital &Gite, N, 3.Zha.

A <single logal collector road to serve new development on  this
land. No access te be taken through the Jdacketts Field
development. The access to be sited on the brow of College Road,
suitably distanced from the nearest access on the same side of
the road. &Standard of junctiorn to be determined at a later date.

Off-site highway improvements identified above to be implemented
in accordance with the phasing of development within each sub
area and as set out in section 5.

Costs

Estate road layout and construction to meet with the general
guidelines and more specific standards laid down in "Residential
Roads in Hertfordshire”, Hertfordshire County Council, 1982. The
cost of road provizion and off-site improvements to be met in
full by the developer. In addition, the developer to contribute
to the cost of improvemente to the junction of High Road and Hill
Farm Avenue which is included in the County Council®s Transport
Folicies and Programme submission. The developers contribution
in this rcase to reflect the increase in traffic attributed to
that generated by new development.

The Council to adopt estate roads and associated open spaces for
maintenance, as agents for the Hertfordshire County Council.

Full account should be taken of existing and future pedestrian
movements in the area as a result of development and in
accordance with other provisions contained in these guidelines.
V. Car Parking

The provision of car parking spaces for housing and any other

development shall be in accordance with the Council’s adopted
standards (1936). It should be noted that these standards update

14



N

ABBOTS LANGLEY AND LEAVESDEN HOSFPITALS L T
(Land off Langley Lane, High Road, College Road and Woodside Road
Abbots Langley). Y

Draft Flanning Brief. N

CFIG. & T
Provisional land reservationss

(a) school site at 1. or ii.

(h) health care facilities

. () retail provision

(d) recreation: bowling green

diagrammatic representation only

scale 1:10,000

Leavesden
Hospital

ABBOTS




and therefore replace those contained in the District Flan. The
standards provide design guidelines on the integration of car
parking areas in new schemes of development.

vi. Traffic Management

Traffic management measures arising from development of the brief
area to includes

i. pedestrian crossing facilities over Cocllege Road.

ii. the upgrading ot the College Road underpass

iii. appropriate lay-by provision along estate roads and College
Road for any new school

Measures proposed +for that part of the highway located in  the
green wedge are discussed under section 3 below.

vii. Fublic Transport (Buses).
Folicy 24 of the District Flan statess

"Where it is agreed that a bus service is necessary to ssrve a
new development the route of the service shall be determined as
part of the planning application and be of such design,
construction and dimensions to permit the safe and convenient
operation of that service."

Faragraph 4.23.2 states that "im the case of new
development containing 80 or more dwellings the Council, in
liazison with the Hertfordshire County Council and bus operators,
will examine the need for a bus service to bhe provided within the
plan periocd.”

There 1is unlikely to be a significant increase in demand for bus
services arising from the devel opment of the Abbots
Langley/Leavesden hospitals. Following the deregulation of bus
services, the provision of new or the extension of existing
services will depend to a large extent upon opportunities
identified by private operators. The Council will keep bus
services in Abbots Langley under review.

viil. Community Uses

Education = land to be reserved for a one form entry primary
school upon & site of approximately three and a half acres. (Fig.
6). Location of school subject tpo further investigation. New
school buildings to be situated within the area designated under
the brief for development and not in the green wedge. Vehicular
access yet to be determined. Where appropriate, lay-by facility
to be provided alongside the school to - accommodate waiting
traffic. As appropriate, school facilities so provided to be
subject to dual use arrangements.

Social Services - land to be reserved for a dental clinic and
doctor (s) surgery off College Road (Fig.46) subject to social
service demand. '

Shopping -~ Faragraph 4.17.6 of the District Flan states "the
provision of new retail development could, if not carefully
controlled have an undesirable environmental impact through an
increase in traffic problems, effect on neighbouring properties



and general detriment to the wvisual amenity of the surrounding

area."” Folicy 13 of the District Flan statess
"The Dietrict Council will ensure that new development,
redevel opment and extensions provide adequate servicing

facilities including car and cycle parking and, where possible,
make provision for improvement of servicing to existing retail
premises, and the shopping environment generally”.

An adequate range of shops existe nearby and will go some way
towards meeting the needs of the new development. The brief will
have regard to the mix of the new household population likely to
be accommodated 1in the area ie. including provision +or the
elderly and those without private transport. Frovision to be made
within the development for small retail units (Fig.4). The gross
floor space of all retail units provided in the brief area not to
exceed 1000 sg. metres (10,760 sg. ft.).

Employment

It has been suggested that the development could provide for some
employment uses to offset job losses arising from the closure of
the hospitals. An opportunity was identified to retain and
convert to office use the Leaveszsden Hospital administration
building. The allocation of this site and adjoining land for
office use and associated car parking must, however, be measured
against the number of potential dwellings displaced +rom this
land. It is proposed incstead that the site occupied by the
administration block would be better put to residential use,
possibly some form of flatted development.

Recreation

i. Hall and chapel adjeoining the Leavesden Hospital
Administration block to be retained in the development. The hall
to be converted to provide an indoor sports facility. The chapel
to be retained for religious/community use.

ii. Bowling Green to be retained and incorporated in new housing
development upon land off High Road (Fig.&).

i¥x. Design

Design guide - A design guide to be prepared by consultants on
layout, the massing and proportion of new development, materials,
garden sparces etc. and to incorporate the design criterea set out
below. A scale model to be made depicting proposed building
layotit and forme.

Design principle — The design and layout of new residential areas
shall be of a high guality and should follow the general
principle of creating self contained environmental areas. Design
features to be retained on site include ornamental ironwork
{railings} and dovecote.

Space about residential buildings - Standards adopted by the
Council (November 1984).

Internal space standards for new dwellings — Standards adopted by
the Council (May 1984).
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:‘Baylight and sunlight — within the overall layout of development
the positioning of buildings and their relationship to each other
and the site boundary should have regard to the recommended
standards on daylight and sunlight published by the D0OE. The
District FPlan states " the orientation of the main elevation in
public wview chall take account of or relate to the dominant
features of the site and suwroundings" (p.123).

Building heightse - the height of new building in the brief area
should have regard to adjioining properties. Subject to the
guidance contained above, building heights will not normally be
permitted to exceed the height of existing buildings on site.

Fermitted Development - permitted development rights could lead
to the encroachment of space about the dwelling and distort the
design of residential areas and their interrelationship with

amenity areas and landscaping. Fermitted developments may also
have an adverse affect upon neighbouring properties and adjoining
roads thereby detracting +from the overall gquality of the

environment. The District Flan states under Folicy 113

*as appropriate, the Local fFlanning Authority will remove
permitted development rights by a planning condition, as provided
for by Article 3 of the General Development Order. as appropriate
to the natuwre of the propoesed layout, or the character of the
area in which the site is located.”

Access +or the disabled - The provisions of the Chronically Sick
and the Disabled Fersons (Amendment) Act 1276 and the Disabled
Fersons Act 1981 generally apply in respect of buildings to which
members of the public are admitted. Frovision for the disabled to
include means of access both to and within the building and,
where appropriate, parking facilities and sanitary conveniences.
Instances where provision for the disabled is considered to be
essentialj

1. Health Auuthority community care provision
ii. other wider community uses
iii. shops and applications submitted for shop fronts.

The network of routez to be provided in the development to be
suitable for wheelchair use.

Landscaping - new development will be separated by a green wedge
which, as described later, will take the form of a new
recreational area/parkliand in a countryside setting. This
intention., to create a rural landscape, should be considered in
land=caping new housing development. The District Flan states
(p. 120) "...the amount of develcpment in rural areas will form a
very small proportion of new building. When it does take place.

reference should be made to the existing...groups of buildings,
and the siting of new buildings such that they merge intoc the
landscape. In urban areas it is essential thats

a. sufficient space is left about buildings

b. space is used for landscaping in addition to hard surfaces
and outbuildings”.

Folicy 110 of the District Flan statess



"In the development of all sites and to maintain and enhance the
physical environment of the district, the local planning
authority require that as part of the site analysis undertaken by
a developer the existing land form and vegetation be included and
that the layout permits the retention of existing trees together
with additional planting as appropriate”.

Further to the above, the Council will require developers to pay
special attention-

i. to the laying out and the qguestion of maintenance of
landscaping new development fronting internal estate roads and
highways surrounding the brief area.

ii. to nrnew planting within areaszs set aside for housing and other
development to provide a break between built forms.

iii. conservation of existing mature planting (see also Fig.10).

Services - developers to enguire of the appropriate statutory
undertakers regarding the provision of water supply and the
capacity of the +foul and surface water drainage system.
Devel opers to bear the full cost of infrastructure works

associated with the development.
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3. Green wedge

A green wedge of land to be excluded from housing and other
development is shown in Fig. 7 and will form the recreational and
public open space focus of development within the area as a
whole.

ii. Landscape Plan

A recreation/landscape plan to be prepared for the green wedge to
co-ordinate proposals for the improvement, enhancement and
management of this area. A scheme to be produced by consultants
in conjunction with the County Council and District Council. The
purpese of the plan will be to make provision for a range of
formal and informal recreation facilities taking advantage of the
tountryside setting of this belt of open land. Fara. 4.33 of the
Digtrict Plan states that "the local planning authority will
encouwrage and promote the interests of informal recreation in the
countryside...where proposals do not conflict with the primary
agricultural and environmental interests of the metropolitan
green belt."

The aims of the landscape plang

i. to ididentify buildings for retention and
conversion to leisure use.

ii. to incorporate existing recreational facilities
Wwith other proposals for the green wedge.

1ii. to ididentity other areas of recreational
potential within the green wedge.

iv. to provide public access.
V. to enhance the landscape of the green wedge.

vi. to prepare an environmental area (traffic)
scheme where the green wedge is bisected by Colleage
Road.

Set out below are proposals for inclusion in a plan for the green
wedge.

iii. Proposals

District Flan - the Three Rivers District Plan states in  para.
4.21.5 that, "there is support for a concentration of local
authority resources on adequate provision of public open space...
(sic) ... The dual use (i.e. out of school hours) pf school
playing fields is widely supported by the public, as they provide
safe play areas with little additional finamcial putlay.”

Existing buildings - (Fig.3). The complex of buildings at Home
Farm to be retained for recreational use e.g. model farm 7/
demonstration centre/centre for the handicapped. RAll  other
buildings within that part of the green wedge not falling inside
the redrawn green belt boundary, and not required by the Health

15
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Authority, to be removed.
Existing recreational areas - (Fig.8).

i. Sports ground and tennis courts to be retained and upgraded
where necessary.

ii. Football ground and pavilion alomng Woodside Ropad +to be
retained and, where nececssary, improvements made.

New Recreational Areas - (Fig.8).
i. B8Bchool playing fields and associated open space provision.

ii. Further tennis court provision to be made adiocining that
existing.

iii. FPicnic area provision.

iv. lLandscape gardens/arboretum.

v. Site for adventure playground.

Footpaths — (Fig. 9). Felicy 88 of the District Flan states;

"The local planning authority will ensure that existing footpaths
and rights ot way are sateguarded where development,
redevelopment and change of use of land or major roatd schemes
take place.”

The green wedge to be crossed by a newly created statutory
footpath extending +from Langley Lane in the south west up to
footpath &4 +to the east of Home Farm. The route +to be hard
surfaced with appropriate materials to provide a clearly visible
and Fformal link. This path to be connected by a number of
informal routes from amenity areas located within new residential
estates located along the margins of the site.

Bridieways -~ The District Flan states on page 96 that “the
eventual - aim will be to establish a network of bridleways in the
district with an emphasise on longer or ‘circular®™ routes". A

circular route to be created by extending bridleway 30 into that
part ot the brief area north of College Road.

Landscape - under para. 4.44 of the District Flan "The District
Council will ensure the continuance and development of a
satistactory overall landscape which 1s economically efficient
but at the same time attractive and ecologically balanced.”

Fstablished planting identified in Fig. 10 to be preserved. Where
appropriate, surgery to be undertaken to ensure the continued
health of matuwre trees.

Further +to Folicy 110 and previous comments made in respect of
areas for housing development, new planting -

i. to be provided along the fringe of new develepment to blend
these areas with the wedge of open land.

ii. along the outer $ringes of the brief area falling inside the
green wedge.

R



P Aw/. . ,. N .,
&rﬁhthAMM%omwwx v
SR e
E

Aluo uopjwijuasaudad drjewwedbep

Buijue [d mau

papJenbajes ag o3 buijued Burls X3

403 uoyjwz0T]
-
adeISpuUuEen)
01 "9l4

peoy apispooM pue peoy abayto) ‘peoy ybry

s3@14g Butuue g 3Ipeaq

"(Aatbuen s3oqqu
‘auen Aajbuen ijo pueT)
STWLIJSOH N3IS3AU3T ANY AFEONGTT S10498Y

AWILINID AN CHY Q10

SAANL J4vH

SJONRID WY LI0d AGEYHHO|T ONY 3HTT LNY.LYOd]

e
—
o
TIAd HYFID AN ISS0d - SINKLSIHD ISHOH 13AJSNS e
" AdYOISIABL HYIUIVHOT GNY HYIHOLDIA FUNLYH  grewe
anns

ANYONNOR ALLS

LTAR #3345 RYLITOGOHLIH |°

HOIINIL34 304 Q3INIAISHOD 3R QL E
S1738 dh¥Y SJN0¥D JFaul

SEN VL1450 H3ASIAVYET

*
A W
4 AXIRNY \f?
SByT IV TASON NIASAAY

P




iii. within the green wedge itself to supplement existing mature
planting.

The green wedge is characterised by a number of slight changes in
level which add interest to the area. These features to be
preserved upon the removal of hospital buildings marked for
demnlition.

Environmental Area - (Fig.1i1). An environmental area scheme to
be prepared by consultants for that part of College Road situated
in the green wedge where there are likely to be conflicts between
vehicular +traffic and pedestrians. The scheme to include
pedestrian crossing facilities across College Ruad, the upgrading
of College Road underpass, the resurfacing (to a suitable colour
tone) of College Road, and adjoining pavements, and the widening
of footways along College Road.

iv. Implementation

The censuwltants plan for the green wedge to provide a cost break-—
down of proposals for the area. The cost ot proposals to be
borne by the developer. Implementation of the scheme will be
subject to the disposal of hospital land by the Health Authority
and the meamns by which the proposals will be funded (vet to be
determined) . It is envisaged that the green wedge proposals
tould be implemented in three stages:

i. BStage 1 - this would follow completion of housing development
vpon the Abbots Langley/Annexe hospital site south of College
Road.

ii. ©GStage Z - implementation of proposals north of College Road
for that part of the green wedge which will remain in the
metroupolitan green belt. (In so Jar as they would not be
adversely affected by construction traffic).

11i. Stage 3 - this would occuwr after the completion of
development upon the Leavesden Hospital administration block
poast—-1994&.

Once implemented, the area designated green wedge in Fig. 7 to be
dedicated to the District Council. The Council to make
appropriate provision 1in its revenue estimates for future
maintenance. Responsibility for future maintenance to be shared
with the Watford Beorowgh Council.  Converted buildings and
adioining land at Home Farm to be dedicated to the County
Council.
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4. Land Excluded from the green wedge and development

Two areas of land not part of the green wedge or development
areas includes

a. consecrated graveyards to the north of the brief area. The
cemetery to the north of East Lane is no longer in use. That to
the south is used for the burial of ashee from cremation. Both
areas to be dedicated to the District Council.

b. site of Coles Farm and adjoining land off East Lane to be
spld privately by the Health Authority.
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9. Implementation

i. Fhasing

The phasing of any developemnt in the brief area subject to the
closure of the Abbots Langley/Leavesden hospitals, Dates set out
below are provisional and indicate the likely availability of
land for development (source NWHAHA, Development Control plan,
June 1986) (Fig. 12 refers)s;

1. implementation of offsite highway improvements pre 1990
a. roundabout at junction of Colige Road, Woodside
Road, High Rpoad and Horseshoe Lane.
b. widening of High Road
c. Hill Farm Ave./Langley Lane TFF scheme

commencement of site priming infrastructural works

2. development /redevelopment, land off High Road
(subarea A)

&. Orchard site: land reservation/construction of
primary school, health care facilities, shops, with
the land use mix yet to be determined- 1990
b. Abbots Langley hospital site- 1921
t. Annere Villas and departments site- 1992

(4

implementation of offsite highway improvements:

upgrading of Stewart Close including Junction

improvement with Langley Lane- 17292
4. development/redevel opment of land of+ Langley

Lane/College Road (subarea B)-~ 1992
5. formation of green wedges post 1992

4. land to the south of College Reoad
b. within the area to be designated metropolitan
green belt, north of College Road.

b. development /redevel opment of land off College

Road/Woodside Road {(subarea C) - 1993
T development/redevel opment of Leavesden Hospital

Main Administration Block {(sub area D).Provision of

community facilities- post 1996
8. Formation of remainder of green wedge to the north

of College Koad- post 1994
q. Construction of school buildings- post 1996

ii. Planning Frocedure

Flanning applications will have to be made For development
proposed within the brief area. The Copuncil will wish to
consider development of the hospital land on a comprehensive
rather than peicemeal basis. An ocutline application submitted for
the whole brief area will give the Council the opportunity to

-y
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examine the extent to which provisions of the brief have been
incorporated in development details.

Fig. 13 shows land to be disposed of by the Heal*h Authority. The
hospital land is likely to be sold with the benetit of outline
planning permission. Frior to the submission of any application
the Council will seek to secure the provisions of the planning
brief by means of either:

i. informal agreement between the Cowuncil, County Council and
Health Authority.

ii. AFormal legal agreements wunder planning/other legislation, as
appropriate.

iii. planning conditions to be attached to any grant of planning
pErmission.

iii. Summary of Reguirements

New Development (in additicn to the development plan)
a. Up to 11.3 he of land to be allocated

for development definming the limits to
development ot the hospital land

(excluding the green wedge). This area to

be taken as the gross residential area.

b. Average density of the development not
to exceed 13 dpa.

c. The distribution of housing over the
brief area:

i. Sub Area A, &.%9ha.

ii. Sub Area R, 0.6ha.

iii. Sub Area C, 0O.6ha.

iv. Sub Area D, 3.Zha.

d. The Leavesden hospital maiq
administration building and adjioining
offices to be retained and converted in
te residential use in the development.

e. On —site road/access provision
associated with new development to be
funded by the developer.

f. Off-site highway improvements:

i. Roundabout to be provided at the
junction of College Road, Woodside Road,
High Ropad, and Horseshoe Lane to be

funded by the developer.

ii. Widening/improvements to High Road to
be funded by the devel oper.

4
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iii. Upgrading of Stewart Close and
junction improvement with Langley Lane
to be wholly funded by the developer.

iv., The developer to contribute to the
High HRoad/Hill Farm Avenue TFP scheme.
Contribution based on the increase in
traffic attributed to that generated by
the new development.

Q. Traffic management measuwres. Scheme
to be prepared and implemented at the
cost of the development.

h. Community facilities.

i). Land to be reserved for a one form
entry primary school upon a three and a
half acre site to be provided at the cost
of development, plus capital sum
contribution towards the construction of
school buildings.

ii}. Social SErVICES! land to be
reserved/construction of demtal surgery
and doctore clinic to be funded by the
devel oper.

ii1i). Frovision of retail units up to a
provisional mavimum of 1000 sg. m. groes
floor sSpace to be funded by the
develaoper.

iv). FRetention of hospital hall and
chapel buildings uvpon the main hospital
site and these buildings to be reserved
for community use. Conversion to be
funded by the developer.

i. Design
- Preparation of Design Buide and model

—~fdherence to Council Standards and
Folicy Guidelines and advice contained
within the briet.

j. Frovision of infrastructure associated
with the development and the formation of
a green wedge to be wholly funded by the
devel oper.

Green Wedge
i Allocation of land for the formation
of the green wedge.

ii. Landecape plan to be prepared to
guide the implementation of proposals
within the green wedge.



iii. The following proposals to be
funded by the developer:

— Comple» of farm buildings at Home Farm
to be retained and converted to leisure
use, to be dedicated to the
Hertfordshire County Council at no cost.

-~ Existing recreational areas to be
retained and incorporated within the
green wedge.

- Formation of new recreational areas.

— Formation of public rights of way.

-~ Formation of parkland landscape.

— FPreparation of environmental area
{(traffic) scheme.

Land excluded from the green wedge and
main development areas.

Cemeteries to be dedicated to Three
Rivers at no cost.

hosp/12.88/13.02.89
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