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This Planning and Design Brigf has been
prepared for part of the Elslres Way Corridor
in Borehamwood. The Elstree Way Corridor
comprises a number of sites owned and
oparaled by public sactor agencies, rmany of
which are currenily under utilised or nol
developed ba their full polential, Several of the
pubic sector agencies ane currently reviewing
thair aperational requirements and togather
have ientified an oppariunity to inifiate a co-
ardinated redevelopment scheme along the
Corridor with links to ather key developrent
ziles in the town, Consequently, the public
agencies comprising Hersmere Borough
Council (HBC), Hertfordshire Courty Council
(HCC), Elstree and Borehamwood Town
Council, Hertfordshire Constabulary,
Oaklands College and Herlsmers Primary
Care Trust (HPCT) have been working in
parlnership ta progress a phased
redevelopmant of the area and have
commissioned this Planning and Design
Bried.

The Elstree Way Corridor is situated in
Boreharmwood and is focused around the
A5135 Elstres Way. The Corridor is bcated
near the centre of Borehamwood and forms
a link between the town cenire and the &1,
Figure 1.1 shows the Elstrea Way Corridor
in the context of the wn, The area covered
by this briel comprises the sites between the
Manor Road |/ Sludio Way roundabaouts 1o the
easl and lhe Tesco roundaboul b the wast.

Tha Elstree Way Corridor comprises a
number of sites owned and operated by public
seclor agencies.  Alang the norherm side
there are the Borough Council's Offices, a
large surfacs level car park, the Venue keisurs
cendre and an area of vacant land. Other sites
includa the Counly Council owned
Borehamwood Library, the Family Centre, the
Health Centre and Qaklands Callege, On the
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southemn side of Elstree Way there are a range
of private offices and associated car parking,
thi Ridgehill Housing Association cifices, the
Police, Fire and Ambulance Stations, the Job
Centre, a petral filling station and a
community centre. Figura 1.2 shows the key
alements of the Corridor.

Opportunities for redevelopment within the
Corridor arise as public seclor agencies
reviaw their operational requirements,
presenting oppartunitias to rationalise certamn
activities and combing some uses on he
same site, consequently releasing land for
new cammunity wses and commaersial
development. In addition, the Borough
Council awns 3 vacanl plol next o the Venps
Ieisure centre which provides an opportunity
for development. Beyond the Elstree Way
Comider, three former school siles are o ba
released for redevelopment follawing closurs
of the schools and the rationalization of
educaticnal provision in Borehamwood.
Together these faclors provide a real
cpportunity  for  the co-ordinated
redevalopment of a significant area in
Borehammwood Iown cenlre. At the same time,
the public sector agencies recognise that
working in partnesship wiith the private seclar
is likely lo incraase the potential for changs
in Ihe: area and therefore maximise benefits
fior the community.

Two recent studios have been carmmied oul in
the Corridor o initiate debate and provide
advice on the commercial feasibility of
redeveloping the area, Urtan Inils@lives issoed
a report in June 2000 providing an initial
appraisal of the area which indicated
significant apportunities for improving the
urban design of the Cormidor. Subsequently,
BPS Charterad Surveyors produced a repaort
in September 2001 which confirmed that
apporiunifies exist, from a commarcial
perspective, for the phased redevalopment of
tha Carridor. IL is lhis report which
recammended that a Planning and Design
Enef be prepared.




1.6 Inthe preparation of the Draft Planning and
Design Brief, consuliation was undertaken
with Iocal stakeholders through two
wiwkshaps and telephona inlerviews, This
helped to identify the main azpirations of Lhe
cammuniby wilh regard 1o the area and thase
elemanls are summarised in Appendiz,

1.7 Public consutation an the Drafl Briefl ook
place between mid Seplember and mid
Cotober 2002, As a result of comments
arizing Trom the consultation axercisa, a
nurrthear af changas have baan made to tha
final version of the Planning and Design Briet
which was approved as Supplementary
Flanning Guidance [(SPG) by Hedsmers
Borough Council on 12 June 2003,

Provided that this SPG is consistent with
Heartsmere™s devaloprment plan and ofher
relevant planning guidance at natienal and
regional levels, the contents of the 3P G may
be laken inlo accounl as a material
consderation inthe delemination of planming
applicatons.

PURFOSE OF THE BRIEF

1.8 The purposeof this Pianning and Design Brief
iz i provide a design-led framewsark for the
phased redevelepment of part of the Elstres
Way Corrdor in Borehamawood, with the
specific aim of enhancing community
facililies, increasing the devalopmend polential
of sites along the route, improving access
and creating a stronger identity for the area
In particular the brief must supporl the
principles of sustainable development and
must include advice on how any
improvements can be delivered in a phased
but co-ordinated way. Beyond this, the Brisf
aims ta link with ofher redevelopment
propasals in the area o maximisa
appariunities for regenerating Borehamawood
as a whole,

1.8 The Briefis recuired o address the following
abjectives:
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m  Make better use of under utilised lown cenlra
sites and improve asset management;

m  Provide an opporunity B improve comimunity
facilities in tha town and atiract additional
commencial investment:

B Improvae the franspor linkages between

Elsiree Way and the iown centre shopping
area;

m Improve accessibdity for pedestnmns, oyclisls
and users of public transport;

m  Enhance the appearance of the Coeridar and
comribule b improved urban design;

m Develop an integrated and sustainable
franspoet svatem,

B Increase the potential o improve and co-
ordinate the dalivery of several public sector
LEViGES

1.10 Further local consultation will be carried out,
i accordance with lha Council’s normal
procedures, on recaipl of planning
applications in respect of any of the siles
within the Elstrese Way Corriclor

STRUCTURE OF THE BRIEF

1.11 The Brief iz divided inlo the follkowing main
chapiers:

Chapter 2 : Policy and Operational Conlext
presents relevant planning policy and guidance in
relation o tha Elsires Way Carridor, It also
considars the forward planning strategies of those
arganisations with an interest n the araa, satting
owt their cument property and End ocwnesshipwithin
the Comidor and outlining their fulure eslals
requirements and polential for improved assat
marsagement These issues inform the preparalion
af the Brief and sat the direction for the wider
Wizion for the area described in Chapter 4,

Chapter 3 1 Area Analysis Iooks al tha axisling
form and struclure of the Corridor in Lerms of land
use and entdmes the kay issues n ralation o
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urban design, lranspart and access. It also
considers the poltential for new devalopment in
this location in the medivem and long term from a
commercial perspeciive,

Chapter 4 : Vision and Development Options
presents & Vision for the Elstree Way Comridor
and & series of intedinking and interchangeable
options for redaveloping the area, grouped undar
the headings of communily facilities and
commercial opportunities,

Chapter 5 : Design Framework provides
guidance on the apgroprizte design of developmenl
and infrastructure along Elstree Way in order io
ensure @ coherenl approach is adopled in the
phyzical redevelopment of the area. |ssuses
addrassed relale o urban design, ransport and
access, infrastructure and olher development
related issues. This framewark should be adhered
to when implementing any of the development
aptions identified in Chapler 4.

Chapter & : Delivery Mechanismes and Phasing
klentifies polential sources of funding for the
phased redevelopment of the Corridor, and
suggests appropriate delivery mechaniams for
implernerding the Vision. ILalso suggests phasing
pricrilies in relation 1o the devekpment oplicres
explored in Chapter 4.

Chapter 7 : The Way Forward looks towards
the fulure action required in order to secure 1he
redevalopment of the area and achieve fhe
maxirmurm henefits for the community,

Chapter | - Introduction
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2. POLICY AND

OPERATIONAL CONTEXT

PLANNING AND TRANSPORT
POLICIES

2. The planning and frans portation palicy conbexd

]

is provicied 2t a natona level pimanly through
cantral gavernment Flanning Policy Guidanca
Mates tagether with a range of othar
govemnment statements. Ala mare kocal laval,
palicy guidance s provided by Hertfordshires
Counly Council and Hertsmere Barough
Coungil. The main panning and transport
podicy documents relevant to this sludy ane:

The Urban White Papar (Our Towns and
Cilies: The Fulure) (Movember 2000);

Flanning Palicy Guidance 1: Ganeral Palicy
and Pringziples (Febnaary 1997);

Planning Policy Guidancs 3; Housing (March
2000);

Flanning Palicy Guidance &: Town Centres
and Fetail Devalopmants (Juns 1996);

Flanning Paolicy Guidance 13: Transpari
(March 2001);

Herffordshire Structure Plan {Review 1891-
20115

Hererdshine Waste Locsl Plan (1995.2005);
Hertsmere Local Plan Adopbed 2003,

Herticedshire Local Transpon Plan (200100:2-
20050 and

Furzehill, Hillside and Lyndhurst Schools
Planning Briaf (Oclabar 2001)

Mational Planning Guidance

The Urtxan White Paper (Qur Towns and
Cifies: The Futura)

2.2 The White Paper highlights the importance

of urban renaissance and promotas well
designed, high quality urban development,

Chapter 2 - Policy and
Operational Context

Chjzctives for beller planning and design
include making the besl usa of land that is
available and ensuring devalopment is
sensitive to the needs of people while
considering the impact that urban living has
an the environment, Development iz
particulary encouraged on brownfield sitas
ar where emply properties can be brought
backinto use, andwhers e provision of good
public transporl is viable, and walking and
cyciing can be made attractive options

Planning Policy Guidance 1: General
Polfcies amd Principles

23 This guidance nolz (PPG1) sels oul the

gpeneral objectives of the planning system.
The Guidanca emphasises the impordance
of the Development Plan in defermining
planning apolications and providing & measure
of certainty and prediclatility in the system

It also highlights the Government's
commilment ta achieving sustainable
devalopment by balancing the need Lo protect
lhe envircnmeant with the need W provide for
new development and gncourage a growing
and competitive economy. The most
commoenly used definition of sustainable
devalopment is “development that meets the
needs of Ihe present without compromising
the ability af fulure genarations 1o meet their
own meeds”. As pard of this, the aim is 1o
focus new development within urban areas
and reduce dependence on the car, Mars
specifically, the guidance promoles mixed
use development, pasticutary in kown canires,
i halp create vitally and diversity and reduce
the need Lo fravel. The impartance of good
design is also recognised in influsncing the
character and quality of an area.

Flanning Policy Guidance 3: Housing
2.4 PFG3 emphasisas the Government's policy

to maximise the re-use of previously
develaped land and to spacifically encourage
rmore intensive housing developments in and
arcund exisling centres and close to public
ransport nodes. The guidance also stales
that lecal authorities should promots
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developments which combine a mix of land
uses including housing

Planning Poligy Guidance &: Town Centres
and Retall Development

28 PPGE promoles the concenlration of

development in lown centras as part of the
Government's policy commitment to
revitalising town centres, The Guidance
adopts & saquential approach o salecting
sites for retal, employmeant, leisure and olher
fown centre wses, in which town cenire
locations are given pricaty over othar locabons.
The emphasis is onencouraging a diversily
of uses and mixed use develapment
{inciuding some housing in iown cenlres, o
create livaly centras of activity in locations
that are well served by & choics of means of
franspon 5o a5 1o produce mors sustainable
patterns of development

Bianning Policy Guidance 13: Transport

25 PP313 emphasises the Government's

commilment 1o he integration of ransport
and land use planning and encourages
aliernative means of travel to the private car.
The Guidance highlights how the aim of
reducing the need to travel can be achisved
by miluenang the locations of different lypes
of desselopment relative 1o ranspon provision.

Hertfardshire Structure Plan

27 The Structure Plan sats out strategic palicias

|

for the county providing a framewsork within
which Lecal Plan policles are devised.
Palicies relewant o Lhes Bref includs:

Encouraging economic growth consistent
wilh environmental constraints with the main
emphasis on promating the knowladge
eoonemy rather than mass industrial
procuction;

FPramoting and protecting the witality and
viability of lown cenires and making provision
for housing and social needs whilsl
mirsrmisang e naed o traval and explaiting

| ]

[ ]

28
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the suslainability advanlages of urban
concentration;

Development with significant parking
implications to locate in kwn centres of in
Ixzations wilh patential for good access to
means of travel olher than Lhe cas;

Bringing forward development in
Borehamwood through the planned
regeneration of the town;

Praviding for an addilional 4,600 dwallings in
Hartsmare betwsaan 1991 and 2011;

Requinng developers 1o finance the cost of
enviranmental works, infrastruciure and
community faciliies directly refated 1o new
development; and

Identifying the Key Employment Site at
Centenmal Park, Elslres, which is bo play a
major long term rale in the Hertfordshira
ECONTY.

The current Struclise Flan was adopted In
1958 and runs 1o 2011, The Stucture Flan is
being rolled forward o 2016 Lo take account
of mew Government guidance and to provide
for the Countyis additional hausing and
development land requirements. The first
stage consultaton on updating the Structure
Plan tock place during the summer of 2002,
The County Council received a signficant
numberof responses, Following consideration
al these e council consulled on a soeposit
slagei sel of drall palicy allerations during
the Spring of 2003

Hertfordshire Waste Local Plan

29

The Waste Local Plan sets oul the broad
directions for developments that deal wilh tha
depositing of refuse or wasle malenals in
Herttardshira in ling with the principles of
susizinable davelopment, The plan is firmly
commitied to facilitating the increased pse
of recycied waste materials
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Hertsmere Local Plan

2107 he Local Plan indicates that the majority of

Hertzmens's fulure developmant nesds will ba
steerad towards the Borough's main
selllemanis, including Borshamwood, which
is the Borough's main town. Those policies
and designations relevant to Elstres Way
Cormides ars indicated below. Figurs 2.1 is an
extract from the Hertsmere Local Flan
Propasals Mag.

Borehamwood Town Canfre

211 Barehamwaod Town Cenfre is identified as

the main shopping area in the Borough. The
area coverad by this Bricf falls within tha bowr
centre boundary as shown on the Propasals
Map of the Local Plan. The Plan statas that
the: Councl will pursue inbalivas with he
puldic and private sactors to assist the
reganeration af Boreharmwood Town Cantre
thravghirvestment and diversification.

212 In nelation to Borehamweod Town Centre, the

]

Flan supparts maasures o

Fratect and enhance the lown cenfre by
encouraging a diversity of uses incduding
lzisune, cullura and employment;

Improve padestrian links from Shenley Road
to the: Bodilevard 25 development;

Creata a town squars;

Improve "galéways’ 1o the centra including
uparading the slation;

Enhanca bus services | facilities;

Encourags residantisl accommodation where
it doas nol atfect the vitality and vigbility of
the centre;

Re-use and redevelop vacant and under-
ulilised sitas and buildings for apprapriaie
Tovwne Centre uses including for housing,

Fetain, refurbish and promola the role of
Elstree Studios; and

Chapter 2 - Policy and
Operational Context

®  Establish high inlensily leisure activitias
inzorporating high standards of landscaping.

Employment

213 Thera is a major area designated for
employment use adiacent o the area covered
by this Brief. The Elstree Way Employment
Area is the main employment area in
Borehamwood.

214 The Local Plan seaks to make provision for
the emplovment needs of the population and
encouragse commercial development in
appropriate locations. The Plan also
dizcourages the development of B1 aoffice
flcorspace in designated employmant areas,
and ancourages such uses towards the town
cenlre whara highar am ploymant densities
are battar served by public ransport,

Housing

215 Residantizl streets abut parts of the Cormidor
(Bufhead Road and Shenley Road).

218 The Local Planidanlifies the need for pfanned
regenaraban which encourages tha bast use
of previcusly developed land for housing rather
than Greenfield developmenl. Housing
proposals should also comply wilh policies
requinng an ekement of affordable bowsing and
Lifetime Homas to meat community neaeds,
and rmust comply with car parking standards
[which are sel outin SPG).

Open Space

217 There are pockets of designated open space
within and close 1o the Cormdor. In relation o
open space, the following general principles
apply:

2 Development proposals will generally be
required to retain the essentially open
character of the site bul proposals may be
permitted if they uparade existing uses and
beneiit the widar community;

m The gensral standard sel for cpen space
provision is 2.8 ha per 1,000 population:;
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B The Coundil seeks 10 retain and enhane
existing public cpen space &3 appropriale and
axpiorng apportunities for providing renw areas;
and

m  Proposals invelving the loss of playing figlds
may be permitted in excaplianal
circumatances or whera allamative provision
of at leasl equivalent community valee is
miadde wathin easy walking distance

Social and Community Facilities

218 As the Elstres Way Comidor cantains a
numier of buldings containing public sorases
ar community uses, Local Plan policies
refating 1o these are relevant fo his Briaf
Seeial and community provision covers awide
ard diverse ranga af usas including health,
social services, emergency services,
ecucation and ibranes together with vanous
feciifias provided by the voluntary seclor and
churchireligicus groups.

219 One of the Local Plan Qbjectives is o "allow
for improvemants 1o heallh, educalional,
culiural and other faciliies”

220 Policy 51 statas that:

"Developmant which would resdlt in e loss,
or reduction of, or have an advarse impact on
social and community faclities will not be
permilied undess:

(i} Iican be demonstrated that the demand lor
such afacliity is no longer sufficiand b warrant
its retention;

(i) Arrangements are selin place o ensure thal
suitzble replacement facilities, or
improvements o exisling facilities are
proweded.

Where a social and community facility
becomes redundant, consideraticn will be
given 1o the need for allernative social and
community uses of tha land and building s in
light of:

Chapter 2 - Policy and
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g} Evidence of a deficiency of social and
cammunity faciliies in the area; and

bl The suitability of the sile o accommoedals
any such Facility.

Where ttase two criteria are med, the Councl
will encaurags the provision of the relevant
social and commumity facility”

Design (ealify

221 It should be noted that the Local Plan seeks
e maintain and, whera possibla, improve the
quality of design and encourage sacure and
accessible environmeants,

Hertfordshire Local Transport Plan

222 The main transport policy document relating
ta the Cormridor s the Herthordshire Local
Transpart Plan although there are also
transport policies contained in the Hardsmere
Local Flan., Yihis hese documents recognise
that the caris the prime choscs of travel mode
irn e Cormider, the overarching objectives of
the Flans are to balance the benefils of
sustainable transport against the need o
provice an efficient system for the motosst.
This iz in line wilh PPGA3 and the White
Fapes on Transport. The palickes used fomest
Ihese objectives in bath the Local Trans port
Flan ard Local Plan foous on;

®  Supporting an integrated approach to
movement and land usa planning to address
environmantal, economic and accessibility
5SS

B Reducing the length and number of meatonsad
JOUMMEYE,

®  Encouraging alternadive means of ravel such
as travel on fool and by bicycle, whare
appropriae reallccating road spaca for thase
mides;

B Seeking improvemeants in the quabily of bus

servicas particularly inlocations which allract
significant numbers of vigilors:
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Encoursging effective traflic management;
Ensuring equal access for all user groups;

Improving safety for all through maasures
such as traffic calming;

Seeking financial contributions from polential
davelopers towards relevant access |
environmental improvements; and

Warking in parinership with transparl
providers and users to achieve an efficient,
affardable and enhanced transparl Systam
which is altractive, reliable, integrated and
makes he besl usa of resources,

2Z3The County Council produced a

Borehamwood Transportation Sedy in the
early 19905 while the more recent
Bareharmwood |ranspon Flan sefs outa shor
term plan of action including the promotion
of linkages ta he fown centre from (he station
and Boulvavard 25 and is consistent with the
ransport objectives above.  This plan is
currently under review, The Council has also
produced a Cyeling Strategy 1o promote
cycling in the Boraugh althawgh this has baeen
replaced by the Walling Chase Greanways
Stralegy which will peovida far an extendead
network af cyele roides in the srea,

Furzehill, Hillside and Lyndhurst
Schools Planning Brief

224 Herlgmers Borough Council have produced

a Planning Brief which was appraved in
Doioher 2000, relating o theee former schoal
sifes in Borehamwood which have closed due
o educational rearganisation from a three-
fier o two-ter system. The Planning Brief
provides Supplementary Flanning Guidance
relaling to fulure development of these sites.

225 According 10 the Planning Brief, accepiabla

development an the sites indudes residential
use as weall as the ratention of some open
space and buildings for local community
needs. Some 20% of new howsing is required
to be “zffordzble’ housing, The Fureehill sile

Chapter 2 - Policy and
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is identified a8 having potantial for re-locating
community uges from Elstres Way along wilh
residental and public open space uses. Tha
Hillside site is considered (o be the best
sehial site for 3 community leisure facility
taking advantage of its existing sparts pitchas
and spors hall Clhar appropriaie uses
include residential and public open space. It
is sugaested that the Lyndhurst site could
include a community uss such 35 & new youth
facility lo replace The Lair which operates
from Lyndhurst School slongside ama of naw
residential and public open space uses.

CORFPORATE POLICIES AND

OPERATIONAL CONTEXT

2.4 As this Planning and Design Brief is required

{p adddress the co-ordnated delivery of several
public gector services, il is important to
understand the aims and objeciives of these
key stakeholder arganisalions, The following
sechion sels oul fheir corporate policies and
strategies and provides an overiew of exisling
oparational rasponsibiliies. Figure 2.2 sats
out the existing land ownership within the
Comidor, Thesa policies and strategies provide
a chacklizt for lesling the Development
Options satoul in Chapler 4.

Hertsmere Borough Council
227 Hertsmere Borough Councl has produced a

Best Value Performances Plan 2003/04. The
Council is required 1o produce this Plan as
partof its mandatory duty towards. Best Value
i ihe dalivary of its serices by the most
economic, efficient and effective means
available, The Council's corporale aims
aemphasiss the need o carmy cut the Council's
statutory duties at an acceptable cost to the
Council Tax payers, and to provida faciliies
1o enable residents la bea involved in the life
of their community, within the necessary
financial eansiraints.

278 The Herlsmese Corporale Plan addresses the

overall zocial, economic and enviconmeantsl
posilioning af the Baraugh particularly in the
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light of recent changes ta the organisation
and management of local authorities. The
Coorporate Plan sets cut five aims which refiact
the Council's future aspirations. These are;

Exarcising commurily leadershipy;

Fraviding continuous improvement in
essantial services;

Developing the anabling roba;
Targating rescurces; and

Aiming lo be ‘Bastin Class'.

These gims are underpinned by a seres of
immediate and longes term pricnbes. Pricnty
atlanon will be goven (o

The provision of affordabie hausing
Drealing wilh came and the fear of crime
Creating a clean, unpolbuted environment
Praviding grad parking facilities

Providing faciliies/serdces for young people
and the eldary
and

Improving  customer  care

communcations

229The Council has recently adopled =

Community Stratagy for the Barough, This
has been prepared with a range of
organisations and is a requirement of he
Lecal Government Act 2000, In the preparation
of the Srategy the Councll has soughl 1o
invalva a wide variety of crganisabiions from
bith public and privata sactors.

2.30 A Local Siralegic Partnership (LSP) was

created in February 2002 1o agree on a
borough-wide, lang-term vision to form the
basis of the Community Strategy, 1o approve
the final Strateqgy, and fo davelop and
implemeant it. The L5F is chairgd by tha
Leader of Hertsmere Borough Council and
made up of lecal organisations that are

Chapter 2 - Policy and
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rapresented at Exaculiva / Board leval,
Member arganisations of the L3F are
Hartfardshire Chamber of Gommerce,
Herfordshire Constabudary, Hertfordshire
County Councll, Hertfordshire Learning Skiis
Council, Herfferdshire Police Authority,
Hertsmere Borough Council, Hersmare
Citzans Advice Bureau, Community Voluntany
Service and Harlsmere Primary Care Trust.
The Member of Padizment for Hesmere siso
altends.

23 Hersmere Borough Ceundilis also ona of the

]

pariners in the Hertsmeare Crime and Disorder
Reduction Partnership. The Crime and
Diserder Reduction Partnership (CORP) which
includes Herfordshire Constabulany, Borough
ard County Councils, The Primary Heallh
Care Trust, Victim Suppert, Soclal Services,
Religlous Groups and many more
arganizations in Hetsmens, has published a
Crirme and Disorder Raduction Strategy 2002-
2008, Tha Sratagy has baen produced inlina
with the Crime and Disorder Act 1958 which
places a duty on local authorities and the
palice to wark in partnership o reduce crime
and disorder, and 1o co-operate with other
agencies including he health authority and
probation sarvice. The Stralegy's six key
prindities ane:

To reduce and prevent ciimes agasnst the
parson;

To reduce the genarsd levals of burglany:

I develop presenlalive measures bo address
incidencas af car crime;

To reduce crime invalving dnaegs and aloohal ;

Ta reduce incidents of anti-social behaviour
and disorder; and

To lackle incidends of crima and discrdar in
hetspol’ areas idenfified wilhin Harlsmera’s
fown ceniras.

Projects emanating from the efforts of pastner
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agendcies o combal cime include insllation
of CCTY, additional sireat Bghting across the
Barough, anvircnmeantal enhancemants,
impraving pravision of facilities for young
people, appointmant af a new drug workerin
Herismere and increasad dng educstion and
parenting support

22 In terms aof its propesty interests wilhin the

Corrickor, Hertsmara Boraugh Council's main
inferesis ara the Civic Offices, the Venus, the
surface car park and the vacant site, all of
which are located to the narth of Elstres Wany.
The Civic Cffices ane primanly occupied by
Lz Barough Councl, allhough Hertfardshire
County Council alse oocupies sama space,
and thera is potential for furthar mulhi-
ocoupation as sendce delivery changes ocour
in the fuiure. The building has significant
remaining life and there may be scope o
extend the existing buitding. Parking adjacent
Lo these offices is currenlly at susface level
and could be proveded in an allematve form
in fubura, perhaps by building a muli-sioray
car park. This would release land for
davalopment zlong with the adjacent
Hertsmere Frimary Care Trust and County
Councilland

223 As part af the Council's review of its propardy

porifolio, the vacant site adjacent to the Venus
may provide an apportunity for futurs
development. Thare is cumant commescial
interest in the site for a hoted. This site could
previde an eardy development opportumnity and
act a3 a catalyst for he aca an lemms of
design and quality. Maverthalass, any
daisions about the fulure of the site should
b takean in the contaxt of this Briaf

234405 the local planning aulhorily, Hersmare

Borough Council sets the local parking
standards applyving to new devalopmentsin
the area. The curreni standards contained
within the supplementany guidance appendad
ta ihe local plan date from Cctober 1999 and
imdicate minimum level of parking spaces o
be provided for unit areas of the vanous types
of land uses. In selling minimum slandarnds,

Chapter 2 - Policy and
Operational Context

Hersmers Borough Coundl does not limit the
number of parking spaces devalopars can
provide, & strateqy common until the late
1590's but somawhat unususl today when the
mgjority of planning authonties, {as directed
by Central Government guidance), sels
mEximum standards and seeks o suppress
L deznand For wavel by car. [Eis understood
lhat the Council’s depariure from policies
adopiad nationally raflects the view that the
Izl area is and will continue o ba raliant on
aciess by private car, However this approach
will continua o discourage use of more
sustainable modes of raneport and underpdn
the confinued presence of large scale parking
areas along the comedor which significantly
defracts from the visual image af the 2rea.

Hertfordshire County Council

235 Hertfordshire County Council’s corporale
priorlies are expressed as 0ur Promises 1o
Flertfordshire’. They include:

B Tomake Hertfordshire a better place 1o live
(including protecting the greenbalt, incraasing
recyding, safer roads and lower youth cime);

® Toimprove education and promote prosperity
(incleding being one of the top education
authorities, nursery provision, fixing roads and
access o regenerabion funds);

@ Tohslp people o help themselves including
alder pecple living independently and new
structures for chikdren's services), and

B Toged betterinal that we do (induding sendice
reviews, custing office space and petting mons
efficiznt),

236 In terms of properly, curent policy slates
that ithe County Council only hold propsarly
b meet its service delivery ohiectives and not
as an end in itsalf SThe prime palicy is o
use only propertly which enhances service
deliveryl. The corporale management of
Hertfordshire County Council's properly
serviee has recently bean subject 1o a Best
alua Inspeciion Faport (Febrouary 2001 ), The
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repart nodies that fha mansgement of propanty
i5 crucial foa Councils overal servics defivery
and plays a vary large part in realising the
Council's vision for its community. It
concludes that Hertfordshire’s approach is
radical and innovative ensuring that ils
property will be actively used in pursuit of its
aims rather than held for ils own sake, The
repart noles that the standard of public
buildings in the County is high and that users
appraciate them. The Council is developing
new ways in which front line services are
dalivared and is making sure thal its properies
support this objective. In Lhe light of the
Inspection Repart the County Council is
moving towards a more customar-iocused
approach o propearty by

Developing work wilh districls on the joint
managament of prapary:

Diesgeribiirsg hone its procedures work ina mone
straight forward way:

Telling cuslomars and and users sbout the
type and leval of propanty services available;
and

Reviziling 1he farged for access by disabled
pecple.

237 The County Council owned Libeary and Famity

Centre buildings in Elstres Way are
increasingly obsalescent from a funclional
perspective. While thesr adaptation to maet
the raquirements of modern service may be
possitle. their redevelopmant may be a
peaterablaway forwand. There i a continuing
need for thesa services in Borehamwood.
Developmeant of the existing site may be
requirgd 1o help fund any ralocation, but
conlinuily of serdce would be nacessary
during any mava. The sites are physically
integratad with the adjacent Hertsmere
Primary Care Trust facility.

2.38 Both the Fire and Ambuianas Stations require

Chapter 2 - Policy and
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refurbishment in arder fo meet on-gaing and
fulure service needs. Again, an alternative
approach may barelocation toa new building.
A relacated facility would require main road
aocaess io Elstres Wiy and space for raining
and wehicles to park.

238 Maxwall Park Centre is a former youth club

facility. It is no kanger required for this porpose
bt is well used by oliher members of the
community for purposas such asbowls cubs,
band practice and voga classes, There waulkd
appear o be an opporunily o relocate this
facility in a suitable, centrally located building,
pm-.rided that the community activities are
reslained.

Hertfordshire Constabulary
240 Hertfordshire Constabulary is currently

reviewing 15 servica provision across the
County. Il is possibla that in the futurs
pramiges will nolonger provide & whols range
of services at the heart of communities. such
&% afficas for policing, reception, public caller
areas, custody suites, weltare facilities and
patrol cars, Such locations can be expensive
and, because of congeslion, cause problems
for palral cars when respording fo emergency
calls. Inslead, he Police may provide a visile
and aceessible police ‘prasence’ within
coesmmunities through smaller police stations,
with patrol cars relocated o mose accessible
lpcations on major traffic routes.
Conseguantly, fulure space: requirements in
the centre of Borehamwood are likedy 1o be
lower than current requiremants. There may
bex advantages in sharing building space with
cliher public sector agancies.

Employment Service

241 The Emplovment Service is currently

reviawing 1he way that Job Cenires operate,
and is proposing to establish a new form of
Job Centre called "Job Centres Plus'. These
Cenires will effectively combing the sericss
curmrently provided by the Benefits Agency wilh



those of Job Centres. As the imbalive is still
inits eary stages, with the first such Cenlres
being sel up in select locations across tha
counlry in Speirg 2002, i is not yel knawn
whal implications this will have for the Job
Centre in Elstrea Way, However, it is likely
{hat the Jab Centre will eventualy need to be
re-hausead in a bigger building with sufficient
space for it to combine services with the
Benafits Agency.

Hertsmere Primary Care Trust
242 The existing Health Centre building no longer

mests current standards and ils age and
candilicn means hat requent maintenancs
is required. A more ideal location may bea
clogear 1o the own cenlre ar other ralatad
faciilics. There is Ihe patantial for it o relocats
1o the Furzehill Schaco whens it oould combine
with a Family Resource Centre and Young
Persons’ Resource Centre, although other
options may be possible. Any relocation
wiaLld nol necessanly requira dispasal of the
exisling assel o form part of funding.

Oaklands College
243 ltappears that Caklands College may vacale

thie current location an fulisre, Dutb it is likely
1o remain in Borehamwood, preferably closa
13 slalion. The College would wealcomea a
Planning Brief for the site. Thara is potentizl
for the College to relocats to the Furzehill
Schoo! site andfor for it 1o colocate in a
building shared with the Employment Service.
There is also potential for Hertswood
Secendary Schodl, adjacent ko the sile, lo
extend ils premizes onto the Oaklands sils
rather than being split belwaan bwo sitas as
il currenily is.

Ridgehill Housing Association

244 Ridgehill Housing Associalion cooupies

offices which are adeguale for its current and
prajecied neads and (herefors thers is no
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iderdified need to relocate, Mevertheless, i
more suitable pramises could be provided
through a comprehensive development
scheme then a relocation may be appropriate.

Borehamwood Community
Partnership

245 Borehamwood Communily Partnership (BEF)

was astablishedin 1956, BCP is & community
organisation suppared by funding from the
Department for Transport, Local Government
and the Regions to supporl communily
reqenerstion in arsas of recognised need, The
Barehamwood Community Partnership
promotes a broad view of "Comrmunity' in
Barehamwood and is governed by the
foliovaing principles:

Invalving growps wathin the wider community
wilh particular necds or intarasts, yal sharng
a common goal:

A determination o develop an inclusive
COMmmunity;

Making best use of human and physical
rEs0Uncas;

The nesd for salf detarmination within the local
COMMUIily;

Bulding shared cwnarship of solutions; and
Reacagnilian of he division within society and

a respansibility to build bridgeas by working
in partnership rather than in competition

BCP's main bodies consist of:

BCP Coundil, a forum for local partnership
working;

BUP Projects Lid, tha company respansibles
for SRE funding management; and

BCP Community Deselapment Praject,

248 Through the Single Regenaration Budget
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{SRE), BCP has been awarded
approximately £500,000 per anmum aver a 6-
7 year penod o fund pesple-related
ragenerabion projects within the community.
Farticular priority was given to early years
provision and educational apporiunities, BCP
15 alse suppored by Hertfardzhire County
Council, Hertsmens Borough Council, Elstres
and Borehamwood Town Council and
Herismere Primary Care Trust. BCP
reprasents bolh residents and workersin the
tawin. The SRE programme, now in its sixlh
year, has delivered a community shop facility
in Lecming Rosd and is working on a number
of social reqensration projects as well as
community developmenl and capscity
budlding, One concarn is [hal SRE fundad
projects need 1o be sulficiently sustzinable
o continue Lo banefit the community once
the funding period ends,

247 The BCP i curmently working with the County

2]

Council and Herlsmese Primary Care Trust
to explone the potentizl of an apphication o
the Deparimant for Education snd Skills for
an Early Years Centre of Excellence. The
pricrities tor the Cenfre are;

To bueld an existing achievermant and exploit
unigue opportunities for 8 new facility;

Develop partnership and community working
0 optimize use of rescurces and expertise;

Targeted projects 1o raise aspiralions and
improve apporunities;

Parental guidance and eary intervantion
learming support;

Providing access o arange of pathways for
Ifelong bearning: and

Bupporting heathy ifestdes through informed
choices.

Chapter 2 - Policy and
Operational Context

SUMMARY OF POLICY AND
OPERATIONAL CONTEXT

248 In terms of planning and transpor poficies,
government guidance which is gensrally
echosd by Counly and Borough policies
highliahls the following objectivas which ans
relevant b the Elstres Way Comidaor:

2 The promotion of well designed high quality
urbian development;

B Tha promation of sustalnable devalopmant;

®  The promofion of mized use development
including housing in town centres o
ancourages vitality and diversity:

B Higher density devalaopmant within urban
areas;

m  Theencouragement of aliemativa mazns of
traved ko the private car; and

B The promodion of public transport, walking and
cyeling,

24210 genarally should be noted that whilst local
policies do echo guidance from central
governmeant Herismere Borowgh Council
current approach to parking is o set
minimiem standards for naw developmant,
This is counter 1o Ihe central governmeant and
counly palcies indicated above which seek
b promole susiainabla development and
encourage use of alternative means of
ramsporl by promoting public transport,
waltking and cycling. lssues of specific
felevance to the Elsiree Way Comidor inchude:

B Impraving gateways to the towmn centre;

B Promoting the role of Elsirea Film Studios;
and

B Improving health, educational, cultural and
olher facilifies.
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250 0n relaticn o the corporate policies and

[ ]

|

operations responsibifilies of the main public
SeClor agencies in the area, the main themes
which emerge are:

The need o deliver sarvices in the mast
anonomic, efficiont and effeclive way possible
i lime wilh Best Value ohjectives;

Ta provida faciliies which enable rasidenis
1o e invalvid in the life of the community;

The naed to work in parinership with other
agancies, organsations and stakeholdars 1o
sarve the intenests of the local community;

Creating opportunities to use assets to
provide aptimum financial returns and / or
community banefits; and

Exploring the potential to improve and co-
ardinale public sector service delivary.

Chapter 2 - Policy and
Operational Context

Fage 16



| Extract from Hertmere

Local Plans Proposals Map

~
5

.00

[

P pasientajeg

BRI OIR}IRED AIPuIoag

WIS AN Gy

= B 7 i
HIR .Hﬁ.% 5 5 D ..__H_

imr Euntiious 3 manui uns)
TR ]

£} b
BERIT DUEY GRS Ui

AR [0S, § Sigie uns)
ARpnpEdn) |3 Ry

Bl
R _._.-E.nu_nEu

Sty Baddong B EREn Lo |
TIRT adurie] ey

=

T




Figure 2.2 Land Ownershi

ssiunod g exdes ol

JEQUNG Py S D

sordeg wewfodws p1 | |

LD BD0ssy
BussnoH [yabpry g1 _H_

AENOEIsUcD
aliuspioaH gL

15N a1en
LBl SuswisPay L

abia|og spuepE0 0L D

B JUBEIER,
anuay, |
E2HYD U
HIBH I8 SIBLNG
IS JUBIEA,
[Iaunas

yEnoung auausagg

0g 0

BIUAT HIEH [|aMXEy]
uoneEls

FIUENGUNY B 2l ¢

ajuan ey z

Meigr L

[IAUNGTy

funcg snyspiogisy

" Page 18



5
2
5
5
3
3
™
P
o
('

el

5 AND DESIGN BRIEF

arpdy
usdgolgng

e = ouand [l :

pue wesen [
stiuipng snojbjay

"UoiEINpg Saupun

Aurnowes B

IawAoiug
wqo W

Eusznoy [

ey B

S3)AIBE JNang
158910 [DUNDD)

amse] [l

saipg iy B ()
sEoO SEAL |

eany fpms —

(=== 2]



3.

AREA ANALYSIS

LAND USE CONTEXT

a1

The Elstres Way Comidaor is dominated by a
range of key public sactor uses. These
include Council offices, the library, health
centre and family centre, the newly developed
R-"enueInza'Surec:rmnlaxand-:]aMandat':nﬂege
an he northern side of Elsiree Way. To the
south are the Paolice, Fire and Ambulance
Slations, the Job Centre. Ridgehill Housing
Aszociation officas and the Maxwell Park
Centre, Privale seclor uses to the gouth
inclede a petrol filling station and a variaty of
private office and assodiated car parking,
Thesa land uses are shown in Figure 2.3

URBAN FORM AND CHARACTER

a2

a3

3.4

Figure 3.2 provides an analysis of built form
and characler. The exisling buildings within
the Comidar do rol follow any local vermacular,
are largely post war and are of low
architeciural quality. They reprasent s mix of
low rise. single-slorey, poor quality
accommadation alongside 3-5 storey office
Buildings, largely buill babwesn 1980 and
1880, The exceplions o this are the Venue
and the Imperial Place office development
which wers built more recently.

The existing development is sef back by an
average of 15 metres from Elstiree Way apart
from Impenal Place which laoks inon its self
rather than preserding & strong frontaga to
Elzlree Way. The building line along the
Corridor is fractured as a resull of piscemeal
developrment. Wide grass venges and sendoe
faccaess roads furlher weaken the definlion
af space. The qualily of the public realm is
uninspiring, adds litlle to local and civie
idently and is a product of space kel over
alter development and previcus highway
improvement schemes,

The Corridor lzcks a clear identity and is
characiensaed by undefined space. As o resull
there is no "sense of amival' when antering

A5

248
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the ares, or 'sense of place’ once within i1,
The study area is dominated by vehicles
using Elstree Way, creating an inhospitable
environment and a barder for safe pedesirian
movement from rasidantial areas ta the sauth
and discouraging walking and cycling along
Elslrea Way to the Town Cenlre.

The concentration of public sector uses and
neighbouring single-function commaercial
developments have created an envirormant
which lacks diversity contribuling Lo the lack
ol walality and charactler,

The highway dominated emironment and the
failure of previous development to connect
into the existing network of foolpaths and
public spaces has effectively cul the Comidor
off from Borshamweod Tawn Centre and
surrounding residential and employment
areas. Movement betwean the Cormidor and
the town centre on fool or by bicycle is
discouraged by the lack of a safie and coherant
nebwork of connecied routes,

LANDSCAPE ANALYSIS

3T

The landscaps inthe Corridor is charactenised
by opan and largely fealurelass spaces with
pockets of ornamental shrub planting
associaled with the Civic Offices, the police
station and landscaped grounds wilhin the
Imperial Place development. The War
Memorial clase to the Elstree Way / Shenley
Road roundabout is sel within a formal
arrangemeant of paths, close mawn grass
araas and shrub planting. Its location on the
ecige of the town cenlra in an area dominated
by the highway, limits ifts impact as a focal
point for he lawn. There are exisling maturea
trees close fa the Civic Offices, Studic Way
Junclion at the eastemn end of the Corridor
and at the Elstree Way | Shenley Road
roundabout, The laller acts as 3 visual
lzndmark and pivat point between Elsires
Way and Shenley Raard.
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HIGHWAY NETWORK

A8

348

I 'Fvi rovasd Bdsararciy in the vicinity of the Elstrae
Way Corridar is shown in Figure 3.5 The
A5135 Elsires Way is a main distributar road
and connects the Carridor to the A1 10 the
east

The presence of emplovmend uses iothe sast
ard west of the Cormidor means a significant
valume of traffic passing through the area
comprises of goods vahiclas, Goods vehicles
accessing the sites on Elstres Way
encounter difficultizs when negotiating lums
al junctions rasuling in problems for other
hgkrassy Usars,

2.10The Corndor is charactersed by heavy tralfic

flows particularly during the morning and
evenng peak hours, Traffic on residentiz!
reads cannecting with Elstres Way, in
particular Bullhead Road. have difficulty
turning onta this main through-routs dus 1o
ihe speed and volurmna of fraffic. Inthe moming
peak, the peak flow coours in the westbound
direction with significant queues forming on
the approaches o the Shenley Road/Manar
Way and Studia Way roundabouls. In tha
evening peak, the peak Nows and queuss
acourin the opposite direction,

3,11 Shenley Road is a local distibular road and

provides fhe routa through the main shopping
arga of Borghamwood, Shenley Road has
been treated with fraffic calming Lo discourage
through traffic. As a resull some of the
adjacent local roads are used as rat-runs by
loca trafiic by-passing Shenley Road.

A2 The remainder of the local road network

comprisas local distribulor and access roads
many of which anz residential in characler.

PARKING

313The most noticeable ransporl and access

izsue for anyane enterng Borehamwood is
the car dominated envinonment ancd fha vsual
impact of parking. Several af the major
employers in the area have on-site car parking
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provision but there is also a significant level
of on-sireet car parking in some areas and a
high demand for businass parking permils.
Parking is a keyissua in acheiving a balance
bebween access by private car and olher moma
sustainable forms of transport, particuarly in
relalion ba parking standards to be appliad to
naw developments, and will reguine on-gaing
resic by he Borough Coundil.

PUBLIC TRANSPORT

314 Figure 3.4 shows the public ransport netwark

in Borehamwaed. Borehamwood Is sarved by
various bus senices giving access (o a range
of destinations, Due lo a congestad road
network, particulary af pazk imes, buses
are subject to general traffic delays and so
offer lifile advaniage ovar and above the
private car,

315 The Thameslink rail service represents an

aliraciive alternabive o the private car Tor
Ionger journeys largely because commulers
can take advantage of the relatively cheap
Zone 6 lickels into London. However thara is
lithe evidenca to suggest that rail is a well-
uzed mode for the journey lo work of
employees in the Cormidor. The main station
15 Elstree and Borehamwood and this
prowidas aninterchange poind far rail and bus
services. However, the quality of the
interchangs facility doas ftile to promote the
use of the bus as a means of getling 1o and
from the stafion thereby adding 1o the
backaround traffic flows in the lown and
pressure for parking spaces.

PEDESTRIAN ACCESS

.16 Figure 3.4 sels out the strategic pedestrian

and cycle nabwork for the town, Adesignated
pedesirian walk through Borehamwood, The
Borehamwood Film Walk®, pravides
pedesinan links to Borehamwood's film
making past. Aparl from his route, some of
which goes lhrough tha Elsiree Way Corridor,
the: pedestrian ermiranment is generally poor.
Footways are provided alongside the roads
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i e araa but the cmphasis on mowament
i5 "Through’ rather than "acrass’. Desgnaled
Crossing points, incuding Pelizan crossings,
are located across Shanley Road and Elstres
Way, bul these are spaced relatively far apart,
Dropped kerbs and islands are provided at
the roundaboul al Elstres Way [ Shenley
Foad butl, givan tha sigraficant affic volumas
during the peak haurs and traffic speeds at
oihar times of the day, the roundaboo
represants a significant cbhstacks (o aasy and
safe movement, Jigns indicating that
pedesiians must give way o motorists re-
enforce the perception of & car dominated
enwironment.

G"l"CLI_EIE

317 Cycle routes exist along Elstree Way and

Shenley Road, parts of which are shared with
pedestrians {cycleway [ foolways) the
remainder being on-highway oyole lanes.
Honwever, generally condilions for cyclists in
the araa are poar. Although the ao-higheeay
lanes are claardy marked, thay hava a
tendancy o be undar utilised dua 1o lhea
volume, spead and tvpa of oibar fraffic using
the roads,

218Tha Watling Chase Greanways Strajegy

extands the currant nedwork of cvole roulas
in Borehamwood, It focuses on providing a
rietwork for walkers and cyolisis o encourags
sustainable commuting o school and work
ared also provide opportunibics for keisure.

MARKET DEMAND

31900 tarms of potentizl future uses of the siles

in addition o communily uses, markel
analysiz indicates a range of potential uses,
The residential market in Borehamwood
remains strong and the inclugion of
rasidantial davelopment would allaw the
sihama fo progress quickly in tha shoet iem
ire @ way in which ofher usas such as offices
would not. In the Elsires Way Comidor the
markat would appear to support the
development of a mix of housing types from
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fhraa-storay town houses o threes | four
storey o and beo bedraom fials, From a
rrarket point of vien the road frontagss of the
Hartsmers Borough Council car park site and
Oaklands College site would be particularly
appropriate. Sites close o Maxwell Hillside
Fark may be suitable for the 25% affordabie
housing element, thareby providing an
altractive enviranmant adjaceant o a
refurbished park while allowing maximum
vk (o bea created from the main rosd frontages
sites.

3.20Wilh the continued deterioratan of the offics

market and the compsabition from ather towns
in Herfordshire, thers is liflle prospect of
spaculalive development as institutions are
not willing 1o provide funding. YWith the curment
doemiurn in demand it could take three years
of more before there (s any prospect of furlher
rental growth and consequently any prospect
of speculalive develcpmant. Mevertheless,
cnece lhe office markel improves such uses
will provide the highest returns. In the shorf
term the only prospect of securing office
devalopment woald appear o ba (o aliract
CWINET OCCUpErS Lo purchase siles,

3,21 The markat far hatals in Borshamewood is

currenily strong with values on & par with
those achieved for residential vze.
Developments with the benefil of an A3
{restauranty use on the ground fleor are
parlicutary scughl. A four / five storey building
wilth & shared use multi-storay car park would
e padicularty alractive, Thers would appear
o be'a good markel o include leisure /A2
uses adjzeant b orwithin a hotehwhich would
sensibly be located next to the Venue,
However, given the existence and currenl
demand levels for Holmes Place off Shenlay
Road, lhara naeds o ba g question mark
aboul the markel for this use.

3.2 There appears 0 be lille in @rms of other

uses which could readily be atiracied o the
Elstree Way Cormdor. Thera is no evidenca
of demand from car reladers for instance, and
the values from such a use would not match
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the walues potentially achievable from
regidantial and office uses.

.27 In relation to public service uses, it should
be noled thal ralocating them to existing
buildings cwned and [ or occupied by key
slakehalders swch as Herffordshire County
Council and Hertsmere Borouwgh Council
wiolid not ondy reduce land take-up bul woulkd
provide cosl savings comparad 1o neaw build,
It is therefore important hat the floor spacea
requirements and Ivpe of accommodation
raquired i5 esfabdished in order to ascerlain
hawe much af the existing buildings can be
ulilised, how much of this accommaodation
needs o be allered and how much new build
neads (o be construched.

SUMMARY OF AREA ANALYSIS

322 The an-site analysis of the Elstree Way
Corridor highlights the following features:

®  Anarea dominated by a range of pubis secior
Lsas

B A number of buidings with litte architectural
et

B A lsck of idenfity with & poor quakity public
resalm;

B Mo sensa of armval and no sense of place;

B An environment dominated by the fraffic
nebwork wihnch primarily sarves to mowvs traffic
throwgh the ares;

®  Thecontext of the town as a whcle:

p  Bus servicas dalayed by traffic congestion;
arud

m  Fadiliies for pedestrians and cyclists ara in
need of improvament.

323 Iniemns of market demand Inthe Elstres Way
Comider the key features b nabe are that while
land values for office devalopment would be
high thee g na possibility of speculative
developrment at laast within the next thres
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years. By conirast, ihe residential market is
busrvanl and woukd allow the redevelopment
af the scheme 1o progress in the short term,
Tharea is also a strong demand for holal and
assaciated  resfauranl use  within
Borehamwood. Finally, in relation fo public
service usas it should be noted that their
relocation fo existing usas would not only
reduce lard take-up but would also provide
cast savings comparsd o nes build.
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Figure 3.1 Understanding the Corridor
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Figure 3.2 Public Realm and Built Form
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Figure 3.3 Key Character Areas

"
o
e T

4 iy
Ly J-K‘“* “
5 ! =1 L i
L _._-




4 Transport Linkages

ure 3.

Fig

% uonmg ___...L..L_._.__ut i
& poosweyaog o)

N, Y

M) LS PG o

,ﬂ,ﬁﬁ Vi i
Y e

P

=

PUE B3J15|T i
o X

BIMIBG PRYIEEY
SN0 SNQ Wity

HEQMERR
ok pesodolg

HIDHLEN
ajain Bugsixg

HIEAY
| ProosaiLRy o

RLESH
PEOY JOINgE|g
ArEpuanag

SELSY PRON
JOINGUIE|] B —

] TR
| peoy junag Aewpg

Pape 27



4.

VISION AND

DEVELOPMENT OPTIONS

VISION

4.1

|

4.2

4.3

This section af the Brief sets aut an averall
Wision for the Elstres Way Corridor. Tha
Vision cleary refliects the objectives oullined
in paragraph 1.8 above as follows:

Make belier use of under uliisad town cantre
siles and improve assel management,

Improve communily fzcilities and attract
additional commercial investment;

Improve the ransporl linkages babwaan
Elstree Way and the town centre shopping
areg;

improve accessibility for pedestrians, cvolists
and users of public ransport;

Enbancs tha gppearance of the Coridor and
coniribute toimproved urban design; and

Increasze the polential by improve and oo-
ordinate the dedivery of saveral public sector
SErVIOOS.

The Vision has been devised fallowing &
review of the policy context within which
proposals musi be assessed, on-sile
analysis which has helped o detemine the
character of the area, reviewing markel
damard o help establish a realistic range of
uses for the Comidorn, and by drawing upon
the findings of consuftation with slakehoklers.
It has alse laken account of thie wider needs
aof the wn parbcularly with tha issuss
gurrcunding e school sites Flanning Brief,
This Vision provides the framewaork within
which varous Development Optlions (sel oul
furthar below) can sit

The Vigion providas for the Corridor to be
radavekiped in a co-ondinated manner which
will sustain improved communily facilifies
glongside  appropriale  commercial

Chapter 4 - Vision and Development

Options

develepment o support the overall
regengration of Borehamwaod and the
physical enhancemant of tha Corridor. It
establishes a mix of uses arranged in a
number of buildings which will be developad
lo a high standard of gquality and
distincliveness in order o aliract business
invastment ko Borehamwood. Hre-astablishes
and improves linkages and cannections
betwean the Cormdar and the town centra o
create a safe, allractive and vibramt
enviranment which will attract visitors and
encourage peopla to live and work in
Borahamwood. This approach will provide tha
Dasis of g vibrant, sustainable and sale
ENVIoTEmENE; an environment SUppaorting a mix
of uses which can respand o aconomic
trends rather than being dependant upon ona
use 1o sustain il

Civic Heart

4.4 TheVision for ihe Corridor is o create @ new

and lively civic hear to Borehamwood, which
sils cantrally within the town belweesn the
ratail cantre to the west and the commeencial
zone ko the east, Within this Vision, the Civic
Cffices could be expectad o provide tha foous
for a range of public services inaddition 1o
the Borough Council Offices. As such the Civic
Crfcers would play a more promi nent rele in
dafining fhe character of the town centre.
Fublic services (which will include mesating
spaces for the [ocal community) would be
accommodatad within the extended Civio
Cfices and be grouped arcund & ‘courtyard’
Commearcial and residential uses would be
grouped around cowrtyards (o the sauth of
Elslrea Way, & new pedestinan spineg roule
wold cross throwgh both courlyards and
acrass Elstres Way, Some new residaniial
properties and limiled retail facilities inand
around these countyards wauld help ta bring
increased aclvity 1o the srea and enable
betler integralion with he adjoining town
cenlia and reskdantial areas

Borshamwood's unique character stams from
being the home 1o tha Elsfree Film Siudios
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4.6

and Elstree BBC TV Studios. Togather thay
hava an international repulation and play a
key role in the hislory, economy and vitality
of the area. Having bean saved by the efforts
of Hertsmeare Borough Council and local
paopla, the Film Sudias now provide a focal
paint for the town and act a5 an mnportant
emplover. Promating the role of Elsires
Studios is identifiad in the Hansmene Local
Flam; the Elstres Way Corridor could provide
the opporiunity for this o take place and
establish a unique selling point for the
Camdar,

Although the focus for the overall Vision is
on providing betier, more accessible
cammunily facilities within Borehamwood,
the Vigsion includes some mixed-use
alamants which will help provide essential
financial resounces o suppor provisson of high
quality, thriving community facilities, whils!
care needs o be taken 1o ensure fhat tha
viability of existing town cenlre useas is ol
COMPromised.

Transportation

4.7

4.4

In terms of accass and transpartation, the
Wision pravides an opporiunity fo reorganisa
the existing highway layout 10 facilitate
padestian and cycle movemenls, imprave
prabilic: brarspor, release land for development
and provide amore allractive envirgnment.

Convarting lhe roundabaut autside the Chvic
CHficas b g signalised junction wauld improve
Iha ahility to manage traffic, improve
accessibility and zafely for cvelists and
pedestrians (parlicularly if signalised
crossings ane provided) and potantialy relisve
land for developmeant or landzcaping. This
approach (of signalisation} could also be
lzken for the Stodio Way and Manor Way
roundabouts, Detailed fraffic surveys and
capadty assessments would be requirad fo
detarming appropriate layouls for the naw
signal junclions and idenfify thair fraffic
impacls, nolably in terms of the affect of
remavirg tha ahilily o u-furm at the juncions,

Chapter 4 - Vision and Development
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4.9 As part of any modification o the highway

melwark, the polentbal for the inbroduction of
bus preonty measuras should be investigaled.
Al thig slage it is envisaged that bus lanes
could beintroducead on the approaches o the
Shenley Road, Studio Way and Manor Way
roundabouts although these measuras are
viewed as being more effective if combined
with the signalisation of tha junctions as
descrnibed abova. The bus lanes would
improve bus journey times and reliability but
wiukd invodva land take, The extent of the land
requirement would require further detailed
shudy at this stage but itis envisaged that a
4m wide strip of land potentially 100m in
length on each approach would be required,
This could polentially be accommaodated
within the urban design framework, Qther bus
pricrity maasures to be considered would
include sedactive vehicle detection (for busas)
at the signals which would also reduce delayvs
o huses,

410 Removing the accass roads that run parallel

io Elstree Way would facilitatle pedesirian
and cyelist movemeants, release land Tor
devalopment and creale addiional space foe
landscaping (o enhance the appearance af
the Corridor, To lnk with the proposed urban
desion framework and camplemant tha
potential pedesinian linkages, three new
crogaings could ba provided on Elsiree Way
betwaen Shenley and Studic Way
rouncatauts. Atleast one of these should ba
a Toucan or Pelican crossing. The olher twa
crossings could either be signalised or
pedestrian refeges. Further stedy of the
exisling ard polential fubure padestian flows
wiould inform the lacation and design of these
Crossings.

411 Existing surface lavel parking could be

accommodated in mulli-storey facilities 1o
releasze land for development. The objective
here would be 1o maintain or reduce (not
increasa) the overall parking supply.

4.12There are real opportunilies o encourage

more people, parliculady employvees in the
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Caormidar, by make better use of public transpon
to eas: the problem of raffic. congestion and
parking. This could be achieved through:

Encouraging major emplovers in lhe area (o
produce company ravel plans in @ co-
ardinated manner and in line with government
advice;

Improvemenls in the quality of pedesirian,
cyclist and bus links batween lhe station and
Comider,;

Mew be-spoke bus services for major
employers perhaps as part of travel plans and
seleclive vetide detection al new signalised
junchbions;

Bus prionly measures such as bus lanes
@long Elstrae Way; and

Improvaments in the quality of bus passengar
waiting facilities in terms of comfort and
crealing a safe environment by providing
seating, lighling and shelters as well as the
location nama, direction of traval, limatsble
of service and a route journey maps:

4.13 The access and movameants of pedastrians

|

B

and cyclisls could be facilitated through
Me3sunss such as;

Improvements Lo off-highway Enks across and
through and on the approzch to the Study
Arem;

Introduction of pedestrian refuges and
leadway treatments at the junctions wherns
sitle roads join the comidor to highlight
pedestrian priority areas;

Introduction of Toucans, pelican crossings
and atdvanced slop lines for cyclists al raffic
signals;

Closure of the subway outside Osklands
Collage and replacement with an at-grade
loucan crossing, or provision of o wider
subway 1o creala a mare open environment
for a shared padestrian / cycle route.

Chapter 4 - Vision and Development
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4.4 Raising the prafle of pedestnans and oychisls

forms an imporlant part af the overall Vision
for the Ceridor in order W encourags potential
motorists sway from their cars for shorter
jourreys and to assisl in improving the
crarcanment,

DEVELOPMENT OPTIONS

4.15'Within he averall Vision which promotes a

new Civie: Cove for Borehamwood, there are
many issuas relaling 1o desalapment form and
l&nd wse which will nesad to be addressad as
lhe Vision is developed indetail. There also
needs to be an element of flexibility within
the Vision in order fo respond to changing
needs while maintzining the overall framework
st by the Brief.

4.16 A number of passible Development Options,

prasenting wvariocus approachas (o
recevaloping the Comidor, ane st oul in Tables
4.1 and 4.2, Itis imporiant o maintain some
flexibility in the choice of Options, as the
precize selection of Oplions will 10 somea
extant be determined by the phasing of
development, sources of funding and market
demand. The Options shauld therefore he
SEEN 35 8 Imix and match menuiof possible
usas,

4.1F Tha second column of bath tables idantify

the main benafitof each Developmend Option,
in comparison with the existing situation.

418Figure 4.1 shows a conceplual urban

frarmewark retating ko the Vision for the Elslree
¥ay Comidor. This pravides an approach to
the development of the araa incorporating one
possible mix of uses which would maet the
overall abjectives for the Comidor as st out
in paragraphs 1.8 and 4.1. It also addresses
the key policy objectives identified in Chapler
2 of tha Brief and the aspirations of the
community for Ihe site which are summarised
in Appendix A. In the context of the Vision
and Development Options this indicative
lavyaut has a number of benelits:
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It presmates a higher density development than
Ihe existing wrban form and tharsfore mests
urban renaissance and sustainability
nhjsctives;

It promotes a mixed vse developmant in 3
towen cantra [ocation o encourage vitality and
diversity;

It promaotes the use of public transparl and
moves fhe ransporaticn balanca lowards
pedesiians and cyclisls,

It provides for the Elstree Way Corridor o b
integrated more fully with the existing urban
fabwic of the town particudarly Macwel Hillside
Park and Shanley Road,

It provides an im proved gateway to the lown
centra, strengihening the visual corridor
Babwncin the War Memarnial and Elstrea Film
Studios;

It promales the role of the Elstree Film
Slueios:

I provides for improved healih, ediecational,
cultural and other facilities; and

If devalaprment is in ling with the design
framawark highlighted in saction 5 it would
form & high qualily urban development,

SUMMARY OF VISION AND

DEVELOPMENT OPTIONS

419 Chapier 2 2ets oul an awarall Vision for the

Elstres Way Comdaor to sustain improved
communily facilities alongside appropriala
commenzal development. The maen elemanis
af the Vision are set out beloe:

Praomote a mix of uses developed 1o high
standards of design and distinctivenzss to
allracl business invasimeant;

Re-establish and improve linkages and
connections bobween the Comidor and the
lowwn canlra;

Chapter 4 - Vision and Development
Options

#m Creata a new and lively civic heart 1o
Borahamwood with the Civie Offices providing
the focus for arange of public services;

B Group public services sround a new courtyzsnd
b the norih of Elstres Way, with commercial
amd residential uses grouped around a
courtyard to the south, both courtyards
connected by a new pedesirian spine roule
across Elstres Way:;

»  Provision of some new residenlial properties
and limited retall facdities fo increase activily
in {he grea;

m  Promate the film and TV sludios as 2 unique
selling paint for the Corndor; and

® Reorganige the existing highway layout to
facilitate pedestrian and cycle movements,
release land for development and provide &
morg aliractive environment, This incudes
convering the roundaboul cutside the Civic
(Hiices o a signalized junchon.

4. 20'Within the overall Vision there ara many
issues relating o development form and land
use wihich will need to be addressed as tha
Vision is developed in detail. There also
needs 1o be a degrea of flaxibility within the
Wision in order to respand to changing neads
while mainlaining the overall frameawark set
by the Brief.

421 A number of passible Developmeant Oplions,
represenling various approaches to
redeveloping the Comidor have been sal oul.
The precise selection of Options will ha
delermined by the phasing of development,
sources of funding and markat damand. The
developments are not mutually exclusive and
the final form of development could be
expecied oinclude a range of thase potential
USES,

4 22Figure 4.1 shows a conceplual urban
framework for the Vision incorporating one
possible mix of usas which could meel the
owerall objectives for tha Cormidor
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Table 4.1 - Community Facilities

Development Option

Chapter 4 - Vision and Development

Options

Loammunity BEenefits

Civie Offfcos

m Cambing Civic Offices / Palice Station

m Extend Chac Offices and combineg with
| Library / Job Centre ! Museum

m Relocate Civic Offices Lo mew build
Landmark Building norih of Elsires Way,
use exishing offices for public or private
sactor office space

Library / Museum

B Creale a museum combining lecal
history and heritage with Film Studios
history / Elstres Studio Visitor Albracon

m Locate library and museum wilhin
Civic Offices building

B Locate willin an “keas Store' induding extra
meaeting spaces for community
ceganisalions, avening classes

Health Clinde / Family Candre / Young
Porsons Resource Centre

2 Relonzlion io Furzehill site, combinad in
existing buslding or nesw build

m Ralocsis to new Duilding north side of
Elztres Way

Police Sfafion

m Polential o provide small, visible palioe
office in Civic Offices, wilh athar
cffice space and patrol cars
relocalad bo cutskints of town

m In shopirontin high strest, with olher office
space and patrl cars relscated 1o oulskirs
of twen

Improve accessibility to communily services
by locating logather

Create focus for civic heart of Borehamwood
within ong building: Banedits of combining
library rasources with the identification of

job opporunities

Oppartunity to dramatically change
percepbons of Elslres Way, set standard
fiar design quality

Strengthens the kenlity of Borehamwoad and
promotes the filrn sludios as an integral part of
this identily

Helps to ‘epan up’ Civie Offices to local
community, aliracts visitors and provides
focus for local infarmation

Creates naw focus far community activity and
promabes learming and turhar edocation

Provides health services and related support
forwhale communily including young people;
Closer tx Shenley Road and train stalicn

Locales cloze 1o olher public sarvices which
could add o vitzlity of Elstres Way and
polenlially ba mors conveniant far users

Ackds 1o sensa of civic heart by combining
with Civic Offices; Allows patrol cars better
access o area being served; Releases Polics
Station gite in Elslres Way

Lacates Palice in highly visible and
accessbla locafion for local residents; Allows
paitral cars belter access 1o cuslomers;
Feleases Police Slation sile in Elzlres Way
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Table 4.1 - Communily Facilities {contid)

Chapter 4 - Vision and Development
Options

Development Option

Community Benefits

Fire Station

m Rekicate to new, modern facilily on north
sifde of Elstres Way

Ridgahill Housing Assaciation

m Relocate o building norh sids of Elstres
Way, polantial ta locate within Civic Offices

m Fotan in siu
Maxwell Park Centre

B Re-provide communidy hall and asssociaied
faciliies within Ideas Stare, noeth side of
Elslrea Way and redavelap axisting site for
commercial usas

B Improve access o open space o rear of
Centre, and underake andzcaping, lighting
and foobway improvements

m Retainin siju
Jat: Candra

B Located within iideas slorel along wath
library ! musewm [ education facilily and
community maeeting spaces

Dakiands College

B Relecation to Furzehill sile

B Codocation wilh the Job Cantre o provide
vicalional fraining opportunities

Recycling Centra

m Creata new space for developing recycling
inifiafives such as Furniture Recyding
project

Prowides direct access to the main road;
Accommodated within a maors suitable building
riviare fif for purpose

Locales close o olher public servicas which
could add to vitality of Elstree Way and
pHentially be more conveniant for usars

klaintain exisiing provision

Prosvide impeaved facilities within civic heart of
Borehamwoad; Easy o promote facility in
ceniral lacation; Reduces isolation

Frovide sater and maore atiractive open space
resource Al ihe hagsr of the town

hAaintains ceashing provision

Emphasizes link belween education and
fraining, with easy access o reference matarial
and IT faciliies in kbrary

Provides location closer 1o the railway stalian
Al tenem centne

Emphasizes a link belween aducation and
employment; Consisteant with objectives of
community capacity building; Would release
axisling site as a large developmenl site

Provides employmeant / fraining opportunities
for lecal people; Supports environmental |
sustainability objectives of the Council
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Options
Takle 4.1 - Community Facilities (contid)
Development Cptlon Community Benefits
|
Meeting Spaces for Community Projects
m Within Health/Family centra on Locates close 1o olher public servicas miakirg
Furzahil, additional rooms for relevant Incal il potentially more convenient for users:
crganisations Cansistent with objectives of community
capacaty building
m Within ildeas Storel (Library / Mussaum Provide accommodation for arganisations that
space) currently have no hame within an educational
emnronmental; Encourages people 1o ba involved
with their cammunity
m Wilhin exlended Civic Offices Provides integration with Council services
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Table 4.2 - Commercial Opportunites

Chapter 4 - Vision and Development

Options

Development Option

| Hatel
® Holel on north side of Elstree Way on or
closa o vacant site

& Hoiel on south side of Elstres Way

:Rcs.-‘nfﬂnﬁar.r

m Well designed. higher density residential
accommodation on norh and scuth sides
of Elsbres Way

CHficas

B Soulh of Elstires Way

n Morth of Elstree Way

Retail f Restaurant

m Small scale specialist retaillrestaurant
use gt street kevel an north and south
sides of Elslrea Way

Stuaio lise

o Histoncal display [ visitor atlraction
associated with Elsires Sludios as uniqus
elesnent of Elstras Way Cormridor
cervalopment

Community Benefits

Sale of vacant site releases dovalopmeant value
for wider community uses

Supports commercial character on south side
of Elstrea Way leaving the north sida for civie
focus

Contributes to mixed-use development
objectivas in & sustainable way; Providas an
element of affordable housing:; Lifetima Homes
for local paople

Appropriala town centre use; Parl of mized yse
development which will help 1o fund wider
communify benefits

Appropriate lown centre use; Par of mixed use
developmeant which will help to fund wider
comimunity banefits

Contributes to mixed use development options.
Provides visible activity and contributes to vitalily.
Could increase aclivity in fhe ares culside nommel
wirking hours

Contributes o mixed use development, acts s
magnet for development and could increase
activily in the area outside normal working hours
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5.

DESIGN FRAMEWORK

o —rrme s

URBAN DESIGN PRINCIPLES

541

5.3

5.4

Thiz chapterinfroduces the design princples
wehich should underpin the Vision lorlhe area
whichever Development Cplions are taken
forward, These principles help to inform the
urban design framework which is set out
below and which will shape fuiure
development within the Elstree Way Comidorn

The aim of the urban design ramewark is to
ensure thatl this unigue development
opportunity promaotes high standards of urban
design and capitalizes on the diverse array
of best practics from elsewhers which has
been realised over the past decade,

The framework draws on current government
planning and design guidance which places
a strong emphasis on design and quality of
urban regeneration and development projects
and imcludes the following:

Urban Task Force - Towards an Urban
Renaissance;

The Wikan White Paper (Our Towns and
Cities: The Fulure);

Planning Policy Guidance 1: General Poficy
and Principles;

DETRICAEBE - By Design; and
Urban Design Compendiam.

The key objectives of the urban design
framewark are as follows:

To develop a recognisable character for
Elstres Way that promoles a consistentand
camplimentary pattern of developmeant,
architectural stvle and use;

To promaote continuity of street frontage and
enclosure which clearly dafines public and
private spaces,

Chapter 5 - Design Framework

To establish a network or hierarchy of routes
and spaces thal improves accessibility for
all members of the community and connects
the proposed development to the main retail
commercial and residential areas of
Borchamwood,;

B Tocreate a high quality public realm which
compliments surrounding development,
reinforces the character of Elstre e Way and
encourages increased use of public spaces
for community and recreational activifies:

m  Toachieve leqgibility through development that
provices recognisable routes, intersections
and landmarks to help people fravel in and
through the new development. Clear
unambiguows signage and infermation for all
proposed community and commarcial
activities within the study area and
established faciliies within Borehamwood;

B To establish a framework which promotes
diversity and choice through a miz af
compatible development that work together
to create a viable place thal responds Lo all
local neads;

= Tocreate a safe and secure environmeant for
all.

URBAN DESIGN FRAMEWORK

Quality of Design

55 In line with government guidance which
places a slrong emphasis on design,
Hertsmere Borough Council seeks to
maintain and, where possible, improve the
quality of design and encourage secure and
accessible environments, To ensure high
guality design is achieved, all future
developmentwill have 1o dearly illustrate and
pramote:

s High guality design for both the building and
surrounding public realm;

= A contribution fo the regeneration of
Borehamwood;
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The promotion of economis, social and
envirenmental sustainability; and

The adoption of the principles of ‘Designing
Dt Crime, Designing in Community Safety’.

Urban Grain

56

2.7

5.8

2.4

The urban design ramework should ensure
that the design of the buildings supports
cennections wath the existing town centre amd
removes the edge of town character of the
Corridor. Examples of good wrbon form are
provided in Figures 5. 1a and b.

The pallern of development should create a
continuous frontage reinforcing the sreet
alignment and broken only by key routes and
spaces, The arangement of buildings will
provide a greater mlensily and move away
from isolated developments that ocoupy
middle of sites and have lithe regard to the
surraunding buill environment.

Consideration should be given to the scale,
massing and height of development o ensure
that buildings respect the existing
environment and do not dominate public
spaces of e human scale, Development
should generally be medium rse belween
three and five storeys, retaining a sense of
human scale and the ability 1o accommodate
arange of uses

High quality landmark structures can creale
an instantly recognisable image for
Berehamwoaod, help people orentate
themszelves and acl as reference points
emphasising key aclivities, including civic
facilities ar a ransport interchange. Landmark
stnuctures have radilionally been associated
valn tall buildings, however structores which
evake architectural merit can achieve similar
results.

310The Cornidar has a number of potential

lecations for landmark buildings/stnuctures,
Lo reinforce the distinctiveness of the
proposed development and serve as a

Chapter 5 - Design Framework

gateway to Borehamwood Town Centra,
These include terminating vistas east along
Shenley Road and west from Elstres Way
towards the own centre. The new pedestrian
spine linking the new courtyards on aither
side of Elstree Way could also provide an
cpportunity for 2 landmark sbiucture at its
nartherm end

Public Realm Design

5.11 The detailed design of the public realm and
the intzr-relatonship bebween buildings is the
ultimate factor in establishing the identity and
quality of 2 development. Examples of public
realm design are provided in Figures 5.2a and
b. The quality of detailing can:

u  Create a dislinel character;

m Albract inward invesiment and encourage
existing buzinesses 1o stay and expand;

#  Encourage all stakeholders to committo the
mantenance of high standards in the buikt
erviFGnment;

s Allow aceess for all: and

n  Provide avariety of spaces and experiences
that stimulate and encourage people to meet,
talk and travel through the area on foot,

5.12Within the Comidor the separation of the public
realm from private space should be clearky
defined with public areas overlooked by
dwellings or other active frontages.

513 Paving is a key element within the public
realm and has the potential to provide a Enldng
theme. Consequently the use of different
types of paving materials should be limited
to ensure an holistic approach. & higher
guality material such as natural stone could
be provided wilhin the central courtyards
rather than in other areas in order (o highlight
the significance of thiz area, and the
possibility of introducing pubdic art should alzo
be conzidered. A theme which could be
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explored through public artis the impertance
of the Filrn Sudios to the town. An artist's
impressions of the polential future public
realm designin the Elstree \Way Corridar are
set out in Figure 5.5

Street Furniture, Signage and
Lighting

2.14 Examples of street furniture styles are given
in Figures 5.3a and b.The style of street
furniture should be limited 1o bwe different
slyles. The first involves adopling a simple
sel of core street furniture which would relate
wiell fo the sumaunding area and help to create
8 seamless design approach, The use of
simple robust design stvles should allow cost
effective maintenance while creating a
umifying appearance, In the higher profile
central courtyards, a more contemporary
approach to sireet fumiture could be adopted
to reflect the higher levels of street activity
and the focal point of the develapment,

5.15 Lighting of highways should reflect the
exrsling standards of the Council. Within the
central courtyards and areas of main activity
lighting should be conlermporary in style and
refiect the high profile street furniture,
presenting #n opportunity to enliven the public
SRACE.

5.16 Signing will be important in encouraging
linkages from the new development Lo
adjoining residential and commercial areas.
However, good urban design which creates
legibility and permeability should ensure that
signing s kept to a minimum.

Architectural Design

217 All development should slrive fo achieve the
highest standards of design appropriate for
the lecation and use. Inarder fo achieve the
required design quality and to ensure that
each building makes a positive contribubion
1o e public realm the following key design
principles should be adopled,
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2.18 The enfrance to every building & an important

elemeant of any development and rellects the
acale of the building while adding intereat and
activity to the streetscape, Clearly identifiable
enfrances contribute to the legibility of the
place. Entrances should be on the ground
floor and in the case of mived use
developments sach use should have a
separate enfrance Lo aveid any possible
conflict between private and public uses.

5.19 Building facades should also contribute to the

streetscene, lively interior activity can provide
a source of interest which can spill out onto
the street; the more active uses such as
canteens and office receptions should be
origntated towards outdoor spaces. A view
inta a building provides interest to passers
oy, while improving safety through mereas=d
surveillance and improved visibility

320 Comer sites provide a visually prominent

feature emphasising an interchange or
terminating a vista. Well designed comers
erhance legibility by creating visual interest
and should incorporate prominent enfrances
or features at the apex to highlight their
importance,

Adaptability - Building to Last

221 Te ensure thal development can contribute

to the long term future of Borehameood it is
essential that a high degree of fexibility is
designed into each of the proposed buildings
allowing adaptation in response to changing
economic environment and lifestyles,

5.2 Simple, robust building lerms, not tghtly

designed o a particular use, allow far the
grealest variety of possible future uses. Floar
to ceiling heights and building deplhs are
important when considering fulure uses,
expansion and changing needs lor acoess,

523 Flexible design can allow for different types

of access at different imes of the day, week
and year to enable different uses and varying
levels of pedestrian activity, Public spaces
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should alzo have the ability to accommodate
a mulfitude of uses induding events, festivals
and open ain markets.

524 The layout of infrastruciure serving the

development (including water, sewerage,
drainage, gas, eleciricily, telecom, roads,
footpaths, cydeways, car parks and public
franspart routes) should fake accoun! of
possible future expansion. Development
should reduce the demands on energy
consumption and keep construcltion costs to
an achievable economic level by using
sustainable construction materials,

Related Development Sites

525 0verall, itwould be desirable fo consider the

Elstree Way Corridor zites in association
with, and linked to, other development
appoeriunities in the town so that the
opportunities for providing improved faclities
which will support the overall regeneration
strateqy for Borehamwood are exploited
wherever possibie.

DEVELOPMENT STANDARDS

526 The folowing development standards setdown

e general development requirements which
should be addressed in the design aof
proposals for the Elstree Way Corridar, As
prospectve developers prepare proposals for
the Corridar they should take account of
these requirements.

Car Parking

927 Caw parking requirements need to be carefilly

assessed ifsustainable development is o be
achieved and modes of ravel other than the
private car ane o be promoted. Reguirements
for mew developments should be assessed
in relation to the Council's current car parking
standards. However, these still indicate
manumum levels of provigion which is confrary
to PP3E13 which advocates maximum
standards to reduce reliance on the private
car and promote sustainable maodes of travel.
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Some shiftin local policy may be evident as
Faficy M13 of the local plan indicates the
actual quantity of parking wilhin new
development will be determined having regard
to the proposed mix of uses, the location and
the availability of, or potential for access by,
mades of transport ather than the private car.
If the Vision presented in this Planning and
Design Brief is to be achieved, measures to
suppress ravel by private car such as the
application of maximum parking standards
will be required to assist in encouraging use
of allernative modes of travel, achieve
sustainable development and improve the
enivironment of the Caorridor both visually and
through the reduced environmental impacts
of traffic. The shared use of parking should
be considered at design stage, particularty
as partl of major office and leisure
developments, and Travel Plans should
address the issue of parking demand
generated by any new development. The
Council will no deubt require developers o
enterinte a planning cbligation to contribute
to impraevements in non-car transport facilities
and services.

Highway Standards

5,28 Development proposals will be assessed to

determine their anticipated effect on the
highway network and other franzpart
systems, Development should also provide
access arrangements which are safe and
meet appropriate design standards.
Reference should be made to the County
Council's ‘Roads in Hertfordshire - A design
Gukde' and Policy M12 of the Local Plan, Due
regard must he given o the needs of
pedestrians and cyclists and Policy M&
should be adhered to in terms of making
provision for safe access for cyclisis addilions
to the oycle network and providing secure
cycle parking. A Transport Assessment
would normally may be required in respect of
any proposals that are viewed as having a
matenal impact on ransport patterns ar
highway safely in the localify.
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Residential Development Standards

52%Paolicy HE of the Local Plan requires the

design and layout of development fo be of a
high slandard which complements the
character of exisbng development,

5.30In accordance with Policy H15 of the Local

Flan a proportion of 2l dwellings should be
constructed to Lifetime Homes Standards.
The Joseph Rowntree Foundation's report
"Foundations - Building Lifetime Homes'
describes the desgn standards to ensure that
a new home will be flexible, adaptable and
accessible. At least 5% of all dwellings
developed in the Corridor should be capable
ol meeting the standards. This proportion is
lower than for ether sites in the town and
refiects the fact that the dwellings are likely
to be provided in the form of flats as part of a
high densily mixed use development.

5.3 Given the “edge of town cantre” character of

the Elstree Way Corridar, high density
housing that is designed to accommeodate
50 or more dwellings per heclare is
considered appropriate in this location, in
accordance with advice in Planning Policy
Guidance Note 3, However, it is important to
maintain some flexibility in relation o
residential densities to ensure that a design-
led and not density-led approach is adopled.
The Urban Design Compendium indicates
thatwell designed dwelings of a higher density
can increase the vitality of an area, and alzo
provide a crifical mass of people to help
support an enhanced public ransport system
and improved community facilifies. Owellings
may be accommodated in four or fve storey
buildings containing a mi of uses, as these
provide a high degree of flexibility.

3.32Falicy HY of the Local Plan encourages a

range of housing in terms of size, type, density
and tenure. I1is expected that such howsing
will take the form of one and bwo bedroom
flats (predomenantyy tve bedroom) in locations
close to public services or commercial uses
as part of a mixed-use development schems,
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whereas three storey town houses may be
suitable in less prominent locations in the
Corridar. To avoid single housing tenure, of
whalever kind, designs should offer a choice
of tenure oplions in a way which does not
distinguish tenure by grouping or housing
type

5.33In accordance with Policy H16 of the Local

Plan and Circular 6/28, the area coverad by
thiz Brief is considered suitable for the
negaotiation of an element of affordable
housing. In terms of tenure, 25% of all
dwellings should be provided to help mest
local affordable housing needs.

Safety and Security

534 Policy D21 of the Local Plan requires

development proposals o plan for the creation
of safe and accessible environments. Tha
planning authority liaises with the
Hertfardshire Constabulary, who have
produced a guidance documeant entitled
'Designing Qut Crime, Designing In
Community Safety’, 1o ensure that care is
laken at an eary design stage to create ansas
that are safe and feel safe. The main objective
is to include appropriate design features in
enviranmental and building design to deter
criminal and anti-social behaviowr, encourage
an elifective level of natural supendision, contrad
and ownership. Copies of this guidance
document can be obtained from the
Architectural Liaison Officer at Hertlordshire
Constabulary Headquarters,

Social and Economic Provision

5.251In order to meet sustainability objoctives the

following elements should be adopted for
social and econamic provision:

Communily facilitiezs should be located 5o
that lhey are easily accessible to all local
residents;

Meeting rooms and community facilities
should be flexible in terms of their patential
o accommodate different uses;
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B Maxwell Park should become an accessible
park with atiractive soft landscape structure
kg,

o Localtraining and on-site raining should be
encolraged;

o Sile layouls should encourage good visual
surveillance; and

o Access W housing for all social groups
should be promoted,

Refuse Standards

236 Policy HB aof the Local Plan reqguires all
proposals for regidential development bo make
prawision for access by refuse vehicles and
for the storage and collection of refuse and
recyclable materials. Hetsmere has adopted
Supplementary Planning Guidance on this
rrvalter. In line with Government guidance on
the management and recycling of household
waste, development should make provision
far recycling facilities on or near the site.

Re-Use and Recycling in Construction

5.27 Construction and demoliion waste accounts
far cwer ane fifth of the nations controlled
wasle, The County Council has adopted
largets Lo reduce the volume of construction
and demaliion waste requirng disposal and
Hertsmere suppaorts this inifative. Therefore,
in accordance with Policy DT of the Local
Flan and Policies 7, 8, and 9 of the Waste
Local Plan, the re-use of dean, excavated
raterl a5 preparation for development, land
restoration or landscaping will be encowraged
n the construction of projects on the Elsires
Way Corridor sites. The use of recycled
aggregates and building preducts will alsa be
encouraped and applicants should submit a
written statement to demonstrate what steps
willl e taken Lo minimise disposal to landfll
and the use of primary aggregates
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Water Use and Energy Efficiency

5.38Much can be done within a developmeant o

save waler, Guidance on water consenalion
can be obtained from the publication "Water
Conservation in Buginess - A Brighng Guide
lor Construction Clients and Building Owners',
Alternatively, guidancs can be obtained from
the Environment Agency Mational Water
Cemand Management Centre or Thames
Water, The tranzler and use of enerqgy iz a
major contributer to greenhouse gas
ermissicns and pollution, Proposals which
help to improve energy efficlency are an
important sirand of 3 sustanable development
strateqy and the Council, through Policy D15
of the Local Plan, seeks to encourage good
practice through the design and orientation
of buildings, site layout and landscaping to
achieve energy conservation,

Development Provisions

5.39 Proposed developments will be assessed, in

consultation with other servics providers, to
ascertain whether or nol any additonal burden
would be placed on existing services and
facilities, such as educabion, health 2ervices
and the libraries service. Developars will be
required 1o provide facilities to mest the cost
of any provision required which i fairly and
reasanably related in scale and kind 1o the
development proposed in accordance with
Policy B2 ofthe Local Flan.

Drainage

540 & drainage strategy should be prepared and

full details of drainage measures to protect
afainst floeding rem surface run-off and
ground water must be submitted, In the
dizposal of surface waler, Thames Water
requires the separation of faul and surface
WATET Sewerage on new developments, 16 will
be the responsibiity of the developerto make
proper provisEon for surface water draimage to
ground, water cowses or surface water sewer,
It must not be allowed to drain to the foul
senwier 45 thas is a major contributar to sewaer
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floading. Approval for any proposed highway
drainage must be secured from the Highways
Authority,

541 The public sewerage undertaker for this area
is Thames Water Litilities Limited. Waste
water from the developments will be treated
at Thames Water's Maple Lodge Sewage
Treatment Waorks. Consent will be required
for any connection to a public sewer, sewer
adoplion or any matier relating to the public
sewerage system, &=z the sites are
“browvinfizld” sites there may be operational
sawers crossing the sites. A diversion could
be required. In addition, an impact study of
the sewerage system will be required o
determine the effect on the capacity of the
system. Developers will need to fund Lhis
Shudy and any uparades to the system that
may be neceszary,

Two large static trunk sewers run along the
enbre site. Any development may require the
diversion of the sewers at the developers
expense of will require build over approval.

Tree Strategy and Planting

5.42In order for public sewers to operate
satisfactonly, trees and shrubs should not be
planted over the route of the sewers.

Access bo the sewerage infrastructune must
nol be impeded by strest fumniture,

SUMMARY OF DESIGN
FRAMEWORK

243 This Chapter has set oul the key design
principles which will underin the Vision and
chaoice of Development Oplions. The design
framework is intended to establish high
standards of design for the redevelopment of
the Elstree Way Corridor faking account of
current government planning and design
guidance, incorporating best practice from
other successful mixed use wurkan
regeneration schemes and applying those
leszons o the charactenistios of the Corridor,
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It provides general guidance and specilic
advice inrelation to the following:

Urban design prnciples - establishing the key
objectives for the urban design ramewark;

Cuality of design - selling oul the factors
which new development must promole;

Lirban grain - establishing the scale massing
and height for the new development by
reference to adjoining areas;

Pubdic realm desian - establishing idenfity and
uialify;

Street fumiture, signage and lighling - setiing
principles for high quality design and
improving linkages and legibility; and

Adaptability: building to last - encouraging
flexibility and sustainability.

544 Acseries of development standards are also

sel oul fo establish the site design
requirements for a number of different
elements ranging from car parking and
highways to howsing and infrastructure.



Figure 5.1a Urban Form Examples
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Figure 5.1b Urban Form Examples
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Figure 5.2a Public Realm Examples
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Figure 5.2b Public Realm Examples
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Figure 5.3a Street Furniture Examples
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Figure 5.3b Street Furniture Examples

Forr= 49



Figure 5.4 lllustrative Urban Form
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6.

DELIVERY MECHANISMS

AND PHASING

6.1

[= ]
]

The Planning and Design Brief provides a
framework for change in Lhe Elstrae Way
Carridor to bring forward a phasad
racavelnpment scheme which could link with
olher redevelopmenl proposals in
Borehamwood, thereby bringing significant
benefits to the town. It is recognised that
redevelopmeant may take place over several
YESIS 35 sites become availzhle and therefore
aflexible approach s required in order b take
accoun! of changing circemslancas.

Congaguently, itis important thal he Planning
and Design Grief pravides a delivery
meshanism sa that the redevelopment can
be implemented in a phasaed but co-ordinated
manrer with inpul from both public sector
agenciesand the privale sector.

ALTERNATIVE APPROACHES TO

IMPLEMENTATION

6.3

&4

In order fo bring aboul developmeant of the
Elstres Way Comdor in a phased and co-
ardinated manner a numbar of differant
approaches can be identified,

In tarms of the potential relocation of certain
public services such as the library, job centre
arw fire and ambulances staton, it will not be
possible o sell hese sites unbl full ard vacant
procession is provided. Forthis reason, and
because these sendices require continuity of
senvices during relacation, fonwand funding wil
b requirad from e privale sector to allow
for new premisas to be prepared befons the
sites are vacaled.

One possible mechanism for funding this
relocation and new devalopment is throwgh a
ibarteri deal, as described below. In this
arrangement a Council enters inlo a
partnership agreement with & developer on
the understanding that the developer will
construct public sectar buitdings or facililies
iy return for the ransfer of rechold cwnership
of certain sites or buildings for development.
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6.6

G.¥

6.5

and Phasing

A clausa may be incorporated into the
confract which allows ihe Coundcl 1o share in
sy super prolil after the developer has taken
a priarity return. The advantage of this
mechaniam is that the Council can have new
builcings or facilities constnicted without any
capital expanditure on constiuction.

A gimilar deal could be organisad for the
redevelopmeant of the Elstree Way Corridar
to achieve a co-ordinaled and comprehensive
redevelopment. This could be dons by creating
& single pannership consisting of the main
stakeholders. The parinarship would nesad o
agree upon praferred relocation siles and
specifications for each aperation, and record
nese in a detailed specification along with
the existing use values of the sifes. This
spacification would need ta bea drawn up prioe
o discussion with polential development
partners in ordes o establish the viability of
propossts and interest levels of these panlies,

Once the partnership is formed and the
existing use values establishad, the return
on any profitsioverage accruing from the
comprehensive redevelopment of the
respaective sites could be caloulated. Any
monay paid by the develapmeant partner for
the raspective sites would be paid info a
partnership account. Any profits accruing
during the development period would be paid
inte a partnership fund and distibuted to the
respective members ihraughaout the term of
the partnership. on a percentage caloulated
on the orginal existing use values. This type
of payment structura is in line with "bast
value” objectives and means that redums 1o
the respective parties are golng Lo be fairdy
distibuted regardless of tha future use value
of each site (some sites may become
landscapod areas while others may be
allocated for high value office development).

an alternative way of dealing with the
development is thraugh an overall masterplan
which establishes a concept design for the
Corridar. Although the redevelopment has
bean formulated as a comprahensive
package, parlicularly in the light of the
linkages bebween tha different public sector
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agencies. its implementation could be faken
forward as a number of discrete packages. 1L
wiould be passible for each respaciive land
cowner 10 deal with the disposal of thair sita in
a piecameal fashion. Howaver, this approach
wiollldd b problematic 25 il would require close
co-operation batweean key stakeholders (o
miake facifities available within their existing
Duildings or lzandhaoldings to house services
which could then ralease development land.
Tha key to thiz approach would be a
successiul working relationship bul it fails to
address issues of funding and would nod
necestanly l2ad oo co-ordinalad schame,

& third appreach to project implemantation
which has been investigated is o use a
vehicle such as the Private Finanoce Initialive
o Fublic Privale Partnership. It would be
possible in theary to establish an approach
which provided for & private sector partner to
underlake development in relurn for the
pravizion of services over a typical 25 yaar
pericd. However, given lhe wide range of
gervicas and their relationship to sarvice
provision elsewhens it would be difficult and
therefore unlikely thata PFl or PPP scheme
could be developed as a delivery mechanizm
for this type of developmeant.

G101t is recommended that the barter deal which

wodldlead o ihe establishanent of an Elsires
Way Carridor Partnership should be
investgated in further detail &5 the prafemed
implementation mechanism.

OTHER FUNDING SOURCES

£.11 In order to attracl potentizl funding sources,

a co-ordinated approach will be requirad which
involves all kay stakeholders and sectors
including national agencies where these are
appropriata together with the private sectar
and the local community, The invabverment of
ther local community 2 vital &5 & means of
demanstrating the legitimacy of the
proposals. As a matter of principle the
slakeholders should congidar how the value
created by tha development in the Elstres
Way Coridor can result in benefits for
residants and people who work in
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and Phasing

Borahamwood rather than elsewhsare in the
Borough of Counly. As well as conlributing
throwgh 5106 agreements which are lied to
developmant proposals, the private sector
may wish to support the improvement of the
area on the basis of being a local employer
who wishes to enhance the location of the
area inwhich Ineir business is basad.

6.12 Lottery funds may also provide sourcas of

finarce throwegh both the Naw Opportunities
Fund and the Heritage Lollery Fund. In teems
af the latter il should be notled thal the
Museums Jenvice was awarded £61, 300 in
200072001 from the Haritage Lottery Fund io
suppor a film and heritzge projectin Elstras
and Borehamwood, Linking the redavelopment
of the Corridar with Elstres Studios and
particulzry the polential 1o develop visilor
allractions in association with the siedios,
may provide additional funding for the area
ard halp to create a clear identity far the area,

B.13Finally, the contribution which iz made

through transport provision should also be
acknowledged. Various elamenls are
highlighted =s pan of the Vision in Chapter 4
of this Brief. It is expected that fraditional
sources of public funding (through the Local
Transport Plan) for these will be limited with
rmore potential for funding through developer
contributons and green fravel plans.

PHASING

&.14 A key principle for the Elstres Way Corridor

is that redevelopment is expectad o lake
place avar several years a5 sites become
avaitable. This requires a framewaork which is
nol only flexible in response to changing
circumstanceas but which can allow for an
appropriale and viabhle phasing of
devalopmeant, To ensure the successiul
evclution of a sustainable development, the
phasing strategy has been designed lo
ensura that critical land uses and activilies
are provided eardy onin the development,
Thase can then serva as a catalyst for the
subsaguent development of ihe ramaindsr of
the =ite.
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515 The phasing plan is indicalive at thiz slage
bl starts bo demonstrate an approach o ihe
caomprehensive redevelapment of e area. 1f
assumes four major phases of developmenl:

B The imbal phase (Phasa Ona) woukd be
cantred around the vacant site on the noeth
zide of Elstree Way, As sat out in the
indizative urban form, the development of this
site as a hodel and tha redevelopment of the
Heallh Cenbre, Library and Family Cenira
{assuming their relecation W either the Civic
Officas or Furaehill} as a rmulti-storey car park
wiuld generate signibcant mamentum for the
developmeant;

m In Phase Two the suface car park could e
redaveloped as part of a mixed use schame
incorporaling  significanl residential
development in particular, as this market
remains busyanl. Phase Twa would 8lsa sea
the completicn of new courlyards on the
northarn side of Elstres Way, an exiension
1o the Civic OMices and fwther commercial
development adjacent b the new car park;

B InPhaseThree he redevelopment of he Fire
and Ambulance Stafion could take place on
the Oaklands College sile alongside naw
residential development which would
campleda the nosdbern site devalopment; and

m Finzlly, Phase Four would see further
commercial development on the scuthern
sites.

SUMMARY OF DELIVERY
MECHANISMS AND PHASING

Any redevelopment of the Elstres Way Comidor
will need to be implemented in a phased and co-
ardinated manner, while allowing for some
fleibility. Thres alternative approaches have besn
ideniified for bringing aboud redevelopment;

m A barter deal inowhich the main stakeholders
form a single partnership and henandarinko
a parinership amangement with a devaloper,
Thiswould require a detailed specification to
be draween up cullining he raquiremants of
each operalion and existing use values of
each site;
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A masterplan to establish a concepl design
for the: Comdor, This would allaw sita disposal
1o ozour ina piecemeal fazhion and may not
resuit in the co-ordinated redevelopment of
the araa; and

B Making use of a Privale Finance Initiative or
Public Frivate Parnership, but this may be
difficult fo oroanisa due 1o the wide range of
senicesin the Corridor,

It is recommended that the barder deail shauld
e investigated in further detail as the preferred
mnpdermentation mechanism.

Itis imporiznt that key stakeholders and the local
communily are invabvad in proposals and that
stakeholders conzider how value created by
redevelopment can benafif reasidenis and people
who work in the anea,

Other funding sources include Lotlary funds,
particulary for community-bazed initatives, while
Iranzspor facilifies are likely io be funded through
developer contribubions (green ravel plans rathar
ihan the Local Transport Flan),

Fowr brosd phases of development are pul foreard
in this Chapler:

m Redevelppment of the vacant sile and Health
Cenfra, Library and Family Centre on the
norh side of Elstres Way and construction
af a mulli-siorey car park;

B Redevelopmentof the surface car park fora
mixed use schame including some residential
elemeanls, extension of the Civic Ofices and
furitezr commercial development adjacent Lo
the car park;

B Redevelopment of ihe Fire and Ambulance
Station on the Caklands College sile
alongsica new residential development; and

p  Provision of additional commercizl
devedopmeant an the spuibarn sifes
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7. THE WAY FORWARD

OVERVIEW

71

7.2

This Planning and Design Brief should be
zeen as the siarting point for the
redevelopment of the Elstres Way Comridor
wilich in turn can deliver significant change
for Barehamwood. The key public seclor
organisations with an interastin the area have
co-ap=rated inibe commissioning of his Bricf
anv together pravide a strong basis for maoving
the project forward. It is impartant that this
momenlum is harnessed and developed in
partnarship with the private sector and the
logal cammunity. With the emerging
Community Strategy and creation of the Local
Slrategic Parinership, the context for tha
programme can be further developad and
provide a focus for the regeneration of the
Elstree Way Corridor over tha nesxt 10-15
YEArs.

It is imporlant that the public sector
arganizations should have confidence ihat the
propased delivery mechanism providas the
mosl appropriaie way 0 procesd with the
redevalopment of the Elsires Way Comridar,
On the basis of the information which is
cumenily availabée andinitial discussions wilh
private sector development interests, the
‘barter’ deal is the right approach for the
project. Howewver, the commercial vishility of
this approach needs o be investigatad furthear
in order 10 secure privale sector forward
unding. This will only be forthcoming if
irvastons can realistically see a financal refurn
on their invesimant. In turn this is dependent
on identifying lhe value of sites which ans o
be vacaled and the cost of relocaling those
public servicas. Thefirst stage of investigating
commercia viability is b establish how much
space the public sector services require, the
spacification (o be met and the location of
tha replacement accammaodation, in onder thas
the cost can be mara sccurately assessed.
The value of thair existing siles can be
eslatdished given details of the densifies

f3
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gllowed in respact of office or residential or
mixed use devalopment on the respactive
siles,

By working in partnership the public sector
bodies have the patential to ablain fingncial
r2tumns from the overall redevelopment which
will excead the returns which would be
achigved from the redevelopment of individual
sites. It is therefore in the interests of the
public: sector bodies o work in partnership
rathar than individually, but 2 more fommal
agreement 1o work together needs o be
esizblished,

NEXT STEPS

74

b

TG

Wilhits 2doption as Supplemeantary Planning
Guidance, this Brief will determine lhe
planning and design framework for tha
Comidor,

Il will then be necessary ta move forward
lowards more detailed design, establishing
costs and progressing the scheme in
partnership with the private sector. The first
elemant of this work must be 10 ascertain
the precisa requirements in lenms of areas
and specifications for all of the public
agancies, This musl lake account of the
passibility of some of the public uses being
relacaled to the Furzehill School sile. A
valuation of existing sites will also be
NECESSAry.

Having estabdished the detailed requirements
in terms of public sector vses it will ba
neEcessany b prepara defailed layvouls which
should take forward the Vision, Developmant
Oiptions and Desion Framework and that have
been established through this Brial. While it
wioLlkd skl be necessany 1o include an efament
of flexibility within the plans, the preparation
of site lzyout drawings will ansble indicative
cosis for relecation, new build and
rafurbishment { alleration to be eslablished
together wilth existing use values for the
respachiva sites,
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F.7 Al this stage the creation of an Elsires Way

Cormidor Parinership could be considered a5
a means of showing commitmeant and
managing relations wilh prospactive private
sector developers, I would alsg sllow for a
single parinership  davelopment agreement.
Azsuming that the development values are
sufficient to finance the relocation of Ihe public
services then devalopers could be invitad to
submit proposals Lo facililate the relocation
and redevelopment of the Elstrea Way
Comidar,

RECOMMENDATIONS

T8 The follpwing recommendations are mada in

Bl

ralafion to this Brigf:

The Brief should form & working protocol for
the cliert group o advance the redevelapment
of thie Elstrae Way Cormidor on the basis of
e 'Barer’ deal cutfined in Chapler &. Further
investigation of the "barter desl should be
undertaken as a priorily;

The clienl group should consider a paninership
arrangement for taking the project forwarnd.
The co-ordinated redevelopmant of the
Cormidor can only be achieved through joint
wirking and co-ordination within the client
group. Al an eary stage the axisting ciem
partrership should be supplemented by
private sector parlies with an inferast in
adjuining sites;

Thera is a need for the public sector agences
to confirm their sarvice requirements in ordier
o ascertzin the amount, specification and
locatian of replacement accommadation.
Thereizsalso a nesd o underake the valustion
of axisting sites taking into account the scale
of replacement development proposed in the
Brief; and

The schems which is zel oul in Figura 4.1
should form the basis of redevalopment
proposals for the area. Mevarhelass itwill be
important b mainizin fexibility in order o
respond o changing needs and market

Chapter 7 - The Way Forward

condiions wilkin the overall framewark 2ot
oy the Bried.

CONCLUSION

7.8 Tha Elsires Way Comdaor presents a unigue

oppartunity for Borehamwaod to unlock the
development potantial of a significant anea of
the town and create a high quality mixed use
devaelopment which can altracl further
business investment and provide & safe,
atiractiva and sustainable emvaronment which
will atiract visitors and encouragea people (o
live and work in Borehamwead. In zddition,
redevelopment provides an appartunity to
improve community facilities and coordinate
the delivery of a range of public sector
seraces. ILis an opporiunity 10 which tha
public sector agencies in parinershep with (hea
community and private sector should give
serious consideration.
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APPENDIX A - SUMMARY OF
STAKEHOLDER ASPIRATIONS

The following taxt summarises the aspirations of
local stakehaolders following consultation during
wikshaps held on 11tk March 2002 and in
subsequent conversations and cormespondence.
These aspirations have been laken into
consideration during the preparation of this
Flanning and Design Bref.

Owerall Vision for the Corridor

Toownis in need of greatly improved facilifies
and infrastruciure 1o mest the naeds of the
large and growing residential population;

Borehamwond needs o be mads inta a
deshinalion rather than a through-route;

1]

m Thereis strong demand for a civic hall in the
town centre;

Commeargizl neseds have to bhe balanced
against the needs of local residants;

H

B Public services on Elstrae Way are in a
reasonable lecabticn:

m  Consultees are keen thal lhe whole
COMmmunily is encouraged o bacomea
invalyed in eansullation an re-devalopment
af the Corridar;

B A need o creale ia community which
communicalesi has been identified, wherg
the communily i involved inactivities within
fha b, For example hrowgh employment;

B There iz concern that some flexbility is
maintained and hat he Counly and Barough
Councilz and den't sell off 1oo much land;
ard

m  Community uses should be concentrated
together.

Appendix A

Civic Officas

B The Chic Offices nead an ohvious facs' ar

enlrance, s.hat the bailding ismore directed
towards the community; and

m The Civic Offices could provide a patential
landmark in the area.

Library

B Thergis a desire o betler promota the public
library, but Furzehill School sita is not
necessanky conskderad bo ba anideal kocation
a3 there wouldn'l ba enough ‘pass-by'
custom, and becausea the existing schoaol
baukding could be rastrictive.

Community Facilities and Leisure

B Agood hama raeds to be found for an active
lacal history graup and locsl mussem;

B There are strong feelings thal Maxwell Park
"Community’ Centre should remain apen or
b raplaced (padentially on the vacant site
next ta the Venual;

B Education and community uses in tha area
need o be maximised o help meat skills
shortages in b o There ara opportuniies

for Tife long learning’ and day care canires;
arvi

p Theris potential for recycling inifiatives in
Doeehamwood, 20ma ane alragdy plannad,

Health Contre and Family Centra

@ Furzehillmight be a suitzble location far the
Heaalth Cenire as this facility doesnT reguine
"pass-by’ custom;

B Anew Haalih Centre with additional capacity
1% dasiratile:;

m  Furzehill 3chool site was thought o ba a
pentally good Iocation for a family cenfra;
andd



m It may be appropriate for the Health Cantre
o share accemmodation with poblic roams
for use by varkaus communily organisations,

Film Studios

m Films ara considerad important for the
gconomy of the own and as part of iz
heritage, therefore the film industry should
have & mlg in the fulure image, jobs and
irastment in Borehamwood,

m Theraisareal need fora publicly accessible
side to Elstree Studics, such a3 a museum
or educational tours, This would alkow the
Studios o “give something back’ o the
COMMunity;

m  Thestudics provide an altlemative Vision' for
the area and create the theme for crealing a
‘gateway’ 1o the town, contrasting wilth the
idea of & new civic focus; and

B Meadia uses shauld be promoded in the area,
linked ta the sludios, such a2 amedia cowrse
at Caklands College and 2 filon museum.

Housing

® Housing may be suilable wilhin the study
area, bul problems can ansa if howsing is
adjacenl 1o usas which canflict with
rasicentizl uss.

Hatel

B Ahatelusein Elstres Way is nol consikderad
beneficial for local residents; and

m I ahotel is not provided incfhs Comidar, it
may need o be provided on greenbeall land
etsawhers,

Public Transport

B Belier public fransport along the cormdor is
considersd difficult te achieve;

B An improved public transport system s
nesdad babwsen the own centre and A7 road,
ard

Appendix A

m  Dedicated school bus serices an tavourad
a5 a means of redusing congeastion.

Pedestrian and Cycle Movemaent

m Elstree Way needs o be made mare safe
and pleasant for pedastians through betier
lighting:

m Care should be taken Lo ensure a greansr
environment doesn’ reduce safely; and

B Thers is a nesd {0 break down physical
barmiers (o encourage waking in arsa.

Parking

m  Effective enforcement of parking restrictions
iz neaded to deter on-streel parking;

m A compromise needs to be found betweean
commearcial and residents’ needs; and

B Employers would like to accommodate more
on-site parking so thal employveses do not find
Ihemsealvas parking on streets.

FPublic Realm and Highways

m  Developers need to see langible resulls
following any financial confributians to
higheway [ urban design improvemenis; and

® Imperizl Place should have betler links with
the streat,



APPENDIX B - HERTSMERE
CORPORATE PLAN

IMMEDIATE AND FUTURE
PRIORITIES

Immediate Priarites

Based upon this approach the Council's 3-year
aims and immediale prorilies are set out below
together with the relevant portfolic member
responsible for that area of aclivity. Delivery of
Besl Value has baen identified as the single mast
imporiant pricrity for the organisation.  This will
be reflectad as a comman theme throughout all
tha Cauncil's achivitlies.

Exarcising Community Leadership

B promobng the condinued development of a
dynamic, competitive and sustainable local
econamy wilhin emirgnmental and othes local
canslraint by supponing exdsting businessas
aspecially film and T\, production, small
business star-ups and actively seeking
inward investment cpporunitios;

B helping to address social exclusion by
promoting equality of acoess 0 sarvices,
encauraging the development of affordable
Feousing and paying particular atsntion o the
halsing needs of the Borough's key warkers;

m retaining a proaclive rale in axisting
parirerships which involve highways, health
and crime reduction agencias, ensuring that
the fellowing key prionlies are addressed;

# reducing accident rates and traffic
cangastion, especially at major road
junctions and promating higher quality,
mare reliable rail and bus services o
increase pubdic kanspart paironage;

& helping older people o lve indapendent fves
whilstimpraving health care and chidran’s
sanvices o close the health gap that exisls
within sociely:

Appendix B

& reducing crme and the fear of crime.

FProviding Continuous Improvement in
Essential Servicos

B concenfrating resources on wasie
managemanl and the appaarance and
cleaniiness of the local environmeant;

B improving parking control and enforcameant;

B control senvices effectively and supparting this
with effective stalf development and appraisal,

Developing the Enabling Rale

B aclively establishing a Local Strategic
Farlnership with other relevanl agencies,
craanizations and stakeholders and
commancing the process of developing a
Community Stralegy for Herdsmere;

B contnuing lo seek altermative senice deliveny
and procurement opportunities including
electronic govarnment cplions where clear
benefits in terms of effectivenass, efficiency
and/or economy can be demonsirated
through Best Yalue, partnerships and other
means,

B continuing o develop and launch
prganisations which can serve the interest of
the communily on an indapandent seli-
financing basis whilst assisting the voluntary
gsaclor o achieve greater financial
independence.

Targeting Resources

B crealing opporiunities o use the Council’s
aszels o provide oplimum financial returns
andior community banefils;

@ developing the Council's Financial Strateqgy
in arder to identify the impact of legislative,
damagraphic and other budged pressures at
the eariast opportunity;

B explor apporunites and evaluale options for
Autharity Social Housing granls o improve



the lack of afiordable housing threat identified
alfigure 3.

Aiming to be iBestin Classi

aiming e deliver excellent service o all tha
Council's customers and devealoping tha
arganigalional cullura (0 becamsa mora
Gusioamer foosed;

engaging in wo-way consultation and
commumicalion with all the Council’s
slakehalders @ inform the devalapmend of
confinuaus improvamant and effective
|:I'|3‘||'_'II'I'I"IHTIIZZEIii':ll'l-i-.lgl-.'rrl!-‘_.rlﬂ

enaunng that the Council alfracts, retaing and
maximises the potendial of a highly
professional, wall molivated team of siaff,
aquipped with the necessary skills to deliver
e conbinusus improceemeant demandsd from
this strategy.

Ongeing and Fulure Priorities

It is impoetant in the shor term that the Coundl
concentrates upan those priorities identified
above, However, it is equally important (hat the
Council develops a cullure of cantinuous
improvement acrass all sardce areas, Anumber
of other priorities, have, therefore, already been
icentified whizh tha Council will address on an
ongoing basis or in future years, They are Lo

=

Uevedop opporlunilies across the Borough
using tha new power of social, economic and
ermiranrmeantal well-being once new legslation
and Govarnmeni guidance is available;

Prowide sustainabia, financially viable and
affordable ranga of leisure services that are
accassible 1o all community sectors in
Herlsmere, and (o redirect any financial
benefils acoruing from Lhis approach bo other
Prwily Serice areas,

Act as advocate on behalf of the local
commiunity by lobbving forimprovements or
making representations o Governmeni and
other public sector agencies and
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arganisations in tha interests of the Borawgh,

Fe-evaluate he Councils land drainage works
programme and ensurng ihat propariss at
nsk are addressed 4% a pronly;

Conduct a rigorous enforcemeant sarvica
particulary in the area of planning, building
conbral, hesaltn, pollation contral and in ibe
private houging sechor;

Provide @ proactive planmng Serice ensuring
that local needs are met whilst protecting and
improsing the local emvironment;

Encourage olher public seclor organisations
1o take ownership of those services Tor which
they have a stalutory responsibility;

Revigw the Council's policy towards grant
allocation;

Conducl an annual review af the Council's
prices and charges to ensure they remain
carmpatitive and affective where they apply;
andl farget resources iowards those Council
sanvices which are identified as being tha
most important 1o the majerity of residents
within statutony constrainls, and

Ab=ye all obsarve and defivar the aspirations,
aims and priorifies sef out in this corporats
plan over the next 3 o 5 vear penod.
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