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1. Introduction 
1.1 Overview 

1.1.1 This report assesses the townscape, visual and heritage effects of the proposed 
development at Ascot Road. Specifically it provides an assessment of the likely significant 
effects of the development on: 

 the various elements and features that contribute to the townscape resource of the 
site and its surroundings; 

 the townscape character of the site and its surroundings; 
 the visual amenity experienced by different groups of people living, working, 

recreating, visiting or travelling through the area; and  
 the conservation of heritage assets. 

1.1.2 The townscape and visual effects and heritage effects are considered separately within 
this assessment. Capita Property & Infrastructure was instructed by Orion (Cassiobridge) 
Limited in September 2016 to carry out this assessment. 

1.2 Townscape & Visual Impact Assessment (TVIA) Methodology 

1.2.1 The methodology employed for the TVIA (detailed in Appendix 1.3 of this report) is 
appropriate to the nature and scale of the proposed development and is based on 
guidance and advice set out in the following published guidelines: 

 “Guidelines for Landscape and Visual Impact Assessment” (GLVIA3): The 
Landscape Institute and Institute of Environmental Assessment and Management, 
Third Edition, (Routledge, 2013); 

 Skyline – Watford’s Approach to Taller Buildings SPD (March 2016); and 
 Urban Design Compendium, Llewelyn Davies, 2000. 

1.2.2 The assessment of townscape and visual effects is based on the consensus professional 
judgement of two individual assessors, both of whom have considerable experience of 
undertaking townscape and visual impact assessments as follows: 

 A Chartered Member of the Landscape Institute with over 12 years’ experience of 
townscape and visual impact assessment; and 

 A Chartered Member of the Royal Town Planning Institute with over 12 years’ 
experience of townscape and visual impact assessment. 

1.2.3 The assessment was also reviewed by a Chartered Member of the landscape Institute 
with over 25 years’ experience in landscape and townscape visual impact assessment. 

1.3 Heritage Impact Assessment (HIA) Methodology 

1.3.1 The methodology employed for the HIA is appropriate to the nature and scale of the 
proposed development and is based on guidance and advice set out in the following 
documents: 

 Good Practice Advice Note 3 “The Setting of Heritage Assets”: Historic England 
(2015); 

 “Seeing the History in the View”: Historic England (2011); and 
 National Planning Policy Framework (NPPF): DCLG (2012). 

1.3.2 The assessment of effects on heritage assets is based on the professional judgement of 
a Chartered Member of the Royal Town Planning Institute and Institute of Historic 
Building Conservation with over 25 years’ experience advising upon heritage assets and 
undertaking heritage impact assessments. 

1.4 TVIA Study Area 

1.4.1 The TVIA Study Area extends in a 4km radius from the centre of the site (refer to Figure 
1). This extent reflects the Strategic Views consultation undertaken with Watford Borough 
Council and a desktop review of relevant Ordnance Survey maps; considering the pattern 
and scale of landform, land cover, land use and built form surrounding the site.  

1.4.2 It has also been informed by an approximated zone of visual influence (ZVI) established 
using ‘viewsheds’ generated from the site using Google Earth Pro (refer to Figures 2 and 
3) and the consideration of ground level views towards a model of the proposed 
development using Google Earth Pro. 

1.4.3 The boundary of this study area does not define the area beyond which there will be no 
effects, but rather the area within which the likely significant townscape and visual effects 
of the development are expected to occur. 

1.5 HIA Study Area 

1.5.1 The HIA Study Area extends in a 1km radius from the centre of the site (refer to Figure 
1). This extent is considered to contain the area within which all significant effects of the 
proposed development on heritage assets are expected to occur. 

1.6 The Proposed Development 

1.6.1 A detailed description of the proposed development is provided in chapter 3 of this report. 
In summary the proposals comprise: 

 485 residential units (Class C3);  
 Retail units (all Class A uses); 
 Community facilities; 
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 Cycle and car parking spaces; and 
 Public realm improvements. 

1.7 Assumptions & Limitations 

1.7.1 The assessment makes the following assumptions:  

 Committed developments within the study area (i.e. developments with planning 
permission but which are still to be commenced or completed) are assumed to form 
part of the baseline assessment; 

 All existing vegetation located outside the site would be retained unless otherwise 
identified for removal; 

 The application of good site construction practice. In particular, nearby retained trees 
are afforded protection in accordance with the recommendations provided in British 
Standard 5837:2012 Trees in Relation to Design, Demolition and Construction – 
Recommendations; and 

 Heritage assets include both designated sites of national interest such as listed 
buildings and scheduled monuments and undesignated heritage assets included in 
local lists and the Historic Environment Record (HER). 

1.7.2 …and notes the following limitations: 

 Fieldwork and baseline photography was carried out during autumn months (1st 
November 2016), when vegetation was still in leaf and canopies and hedgerows 
provided a more effective visual filter than during the winter. Professional judgement 
has therefore been used to determine likely seasonal differences in effects arising 
from the varying degree of screening / filtering of views by vegetation that will apply 
in winter months. 

 Fieldwork was carried out from publicly accessible locations only (i.e. public 
footpaths, roads, etc.) with assumptions made regarding likely effects from 
inaccessible areas (e.g. residential receptors). 

Introduction
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2. Baseline Conditions 
2.1 Overview 

2.1.1 This section describes the baseline townscape, visual and heritage conditions within the 
study area, including: 

 a description of the baseline townscape within the study area (including landform, 
land use, character, etc.) and the site (including its immediate surroundings); 

 a description of visual amenity within the study area and general visibility of the site; 
 recognised and legally protected heritage assets (including features or places of 

historical and cultural significance); 
 identifies relevant policies and/or designations applicable to the townscape of the site 

and its surroundings; and identifies any anticipated changes to the baseline 
(excluding the proposed development) as a result of development allocations, 
consented developments, etc. 

2.2 Townscape and Visual Baseline 

TVIA Study Area 
2.2.1 The TVIA Study Area (see Figure 1) is predominantly urban, but includes a complex mix 

of other land uses, including woodland, farmland, recreational areas (e.g. golf courses, 
parkland and playing fields), watercourses and floodplain. The area is spanned by a 
number of key rail, vehicular and recreational routes (notably the Grand Union Canal and 
Ebury Way) and its landform slopes gradually from northwest to southeast and south to 
north towards the Colne Valley (the River Colne aligning approximately 1km to the south 
and 2.5km to the east of the site).  

2.2.2 It has a relatively high degree of vegetation coverage, with a number of mature parkland 
trees and woodland blocks (notably within Cassiobury Park; aligning the Grand Union 
Canal, Ebury Way and other transport corridors; at the perimeter and defining views 
within surrounding golf courses; at field boundaries; and naturalised along the edges of 
floodplains), which combine to contain views to existing built form and establish a 
generally vegetated appearance within longer distance views. 

2.2.3 A number of published studies providing greater detail on the townscape character within 
the study area have been considered within this assessment, specifically: 

 The ‘Watford Character of Area Study’ (WCAS), adopted December 2011; and  
 The ‘Hertfordshire Landscape Character Assessment’ (HLCA), undertaken between 

2000 and 2005. 

The Site & Immediate Surroundings 
2.2.4 The application site comprises an L-shaped parcel of land located on Ascot Road that is 

1.58 Ha. in size, approximately 2km west of Watford town centre.  A large industrial 

Baseline Conditions

warehouse building (Eagle Relocations Ltd.), with associated plant buildings, occupies a 
substantial part of the site and concrete hardstanding covers most of the remaining areas. 
The only trees on the site are located along the eastern boundary, separated from the 
industrial unit by concrete retaining walls. The site falls wholly within WCAS Character 
Area 29, sub-section D (refer to Appendix 1.4). 

2.2.5 The ‘Watford Character of Area Study’ (WCAS) was published by Watford Borough 
Council in December 2011.  The study identifies 105 separate character areas which are 
grouped into 38 generic types.  The site falls within Character Area 29, sub zone D.  

2.2.6 The key characteristics of Character Area 29 are summarised below: 

 Largely 1960s to 1990s development; 
 Largely single storey industrial units, with some 2 to 3 storey office blocks; 
 Relatively loose urban grain and irregular block structure; 
 Highly varied plot sizes, with some weakly defined plot boundaries;  
 Buildings generally in centre of plots, away from plot boundaries - Gaps between 

buildings are highly varied; 
 Generally informal and open streetscene, with relatively open boundaries between 

yards and access road; 
 Limited trees or street furniture;  
 Buildings generally set back from the carriageways behind parking areas, but some 

older industrial premises face directly onto the street; 
 Lack of delineation between public and private spaces. Later office development 

generally features boundaries defined by fencing and soft landscaping; 
 Industrial premises generally feature flat or pitched roof forms - some later office 

blocks have hipped roofs; 
 Wide range of window types and materials; 
 Buildings are generally of brick, with some later ones of rendered concrete and/or 

metal.
 Car parking is mainly surface level; 
 Landscaping is generally limited - some informal landscaping around the perimeters, 

with hedging, mature and semi-mature trees 

2.2.7 The character of Area 29D is described on page 192 of the WCAS and reproduced in 
Appendix 1.4. 

2.2.8 The residential area to the north of the disused railway line falls within Area 38A, as 
defined in the WCAS. This area was recently redeveloped for mixed use development 
and is relatively high density, with building heights and footprints that are relatively large. 
The WCAS explains that:  

“….developments have a strong urban structure in relation to the pre-
existing roads, but are less well defined internally. Where there is a mixture 
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and that species composition is varied. All surveyed trees within the site were graded “C” 
– low quality and only two of the surveyed trees within the land neighbouring the site were 
graded “B” – moderate quality (T3 and T6). 

Site Ecology 
2.2.15 An extended Phase 1 habitat survey was conducted by Capita’s ecology team in October 

2016. This survey concluded that the habitats present are predominantly manmade (i.e. 
hardstanding and buildings) and as such the majority of the site is of limited ecological 
value. This survey identifies however that there are areas of semi-natural habitats 
bordering the site which are of higher ecological value and have the potential to support 
protected and / or notable species. 

Visual Baseline  
2.2.16 The existing site is well contained visually, with views from the east filtered by a belt of 

vegetation bordering the playing fields associated with Westfield Community College; 
views from the west filtered by vegetation aligning Ascot Road and encircling the offices 
of the business park immediately beyond it; views from the north screened by the 
residential apartments and ‘Big Yellow’ storage unit (allowing only glimpsed views from 
the junction of Watford Road and Rickmansworth Road); and views from the south 
screened by Morrisons supermarket and the vegetation which surrounds its car park.  

2.2.17 Visual receptors have been categorised into receptor types (as shown on Figure 5 Visual 
Receptors) for the purposes of this assessment. 

2.2.18 It is considered during winter months that views into the existing site may be greater from 
the east, west, northwest and southwest, but visibility from these directions would remain 
localised due to the scale of the existing built form. 

2.3 Heritage Baseline 

2.3.1 The town of Watford developed uphill from a ford on the River Colne and was originally 
in the ownership of St Albans Abbey. The Abbey was granted a market charter in the 
12th century and the town grew moderately until the construction of the Grand Union 
Canal from 1798 and the London to Birmingham Railway (1837). Watford developed as 
a regional centre for the northern Home Counties. Prosperity and rapid development in 
the 19th and 20th centuries have resulted in the redevelopment and loss of historic 
buildings and sites, particularly from the High Street.  

2.3.2 The following designated sites of national interest or undesignated heritage assets are 
located within the HIA Study Area (Reference Appendices 2.1 to 2.3): 

Listed Buildings 
 Cassio Bridge Lock Number 78 (Grade II – List Entry 1100841); 
 Main block at Watford Boy’s Grammar School (Grade II – List Entry 1175749); 
 Cassio Bridge Lodge (Grade II – List Entry 1348088); 
 Master’s House at Watford Boy’s Grammar School (Grade II – List Entry 1348117); 

of different uses, the area has heightened levels of pedestrian/vehicular 
activity. In addition, the significant traffic volumes on the adjacent roads 
impact on the character of the area. Dominated by car parking and with 
limited landscaping, the quality of the spaces to the south of Whippendell 
Road are generally quite poor”. 

2.2.9 The WCAS goes on to comment that “a large commercial unit providing storage facilities 
dominates the south-west corner of the area and has limited relationships to adjacent 
mixed use buildings.” 

2.2.10 The area to the south of the site (beyond Morrisons) is also residential and forms 
Character Area 25A of the WCAS.  A description of the area is provided on page 164 of 
the WCAS which explains the area is characterised by larger scale buildings within 
communal green spaces. The character area description notes that: 

“The buildings are built to uniform design specifications, although there is 
some variety in materials between the blocks of flats and the terraced 
housing. The design of the buildings is relatively plain and the limited extent 
of private garden space mediates against variety in the wider landscaping. 
While there are four storey blocks of flats, there are not any high rise tower 
blocks. This outer urban area is laid out around a cul-de-sac and has low 
levels of pedestrian/vehicular activity. However, there are large traffic 
volumes along the neighbouring Tolpits Lane (A4145).” 

2.2.11 The site abuts Ascot Road to its west and is bounded to the north by the disused Croxley 
Branch Line railway, which forms part of the proposed Croxley Rail Link, and to its 
southeast by the recently opened Ascot Road Community Free School. An area of 
hardstanding with informal grass and scrub vegetation abuts the site to the south, to the 
nearside of a recently developed junction. 

2.2.12 A ‘Big-Yellow’ storage facility and mixed-used development is located to the north of the 
site, to the far side of the railway and near side of Whippendell Road, and a Morrisons 
supermarket is located to the south of the site, beyond the recently developed junction. 
Playing fields associated with Westfield Community College are located to the east of the 
site and a business park is located to the west and southwest of the site, beyond Ascot 
Road. 

2.2.13 The surrounding land uses are predominantly residential (1950’s – 2000’s), the exception 
being two further large business parks to the southwest (Watford Business Park and 
Croxley Green Business Park). The River Gade and Grand Union Canal runs 
approximately 200m to the west of the site and the Croxley Common Moor SSSI is 
located approximately 900m southwest of the site. Small plots of woodland and grassland 
within the Cassiobury Local Nature Reserve and Cassiobury Park, a registered Grade II 
Park of historic interest, are located approximately 600m to the north of the site. 

Site Vegetation 
2.2.14 A BS5837 arboricultural survey was conducted by Capita’s arboricultural team in 

November 2016. This survey concluded that the site contains no veteran trees or ancient 
semi-natural woodland (ANSW) and that tree heights are modest (i.e. up to 12 metres) 

Baseline Conditions
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 Cassio Bridge Lock House (Grade II – List Entry 1348238); and 
 Watford Station (Grade II – List Entry 1393965) 

Registered Parks and Gardens (England) 
 Cassiobury Park (Grade II Park – List Entry 1000219). 

Non-Designated Heritage Assets 
 Former Sun Printers clock tower; 
 195-199 Rickmansworth Road; 
 Methodist Church, Whippendell Road; 
 Rembrandt House, Whippendell Road; and 
 Clarendon Muse, Rickmansworth Road. 

2.3.3 A description of each of these heritage assets is included as an appendix to this report. 

2.3.4 Other undesignated heritage sites within the HIA Study Area are identified in local and 
regional records and included on the Hertfordshire Historic Environment Record and 
Pastscape, maintained by Historic England. These sites are generally considered to have 
a low value in the national context but to represent local heritage that should be 
understood before and considered within development proposals. 

2.3.5 The site contains no designated sites of national interest or undesignated heritage assets. 
There are no Scheduled Ancient Monuments (SAMs) within 1km of the site. 

Policy Context 
2.3.6 Policy relevant to the site and proposed development is contained in the following 

documents: 

 The Planning (Listed Buildings and Conservation Areas) Act 1990; 
 The National Planning Policy Framework (NPPF); 
 Saved Policies of the Watford District Plan 2000 (Adopted December 2003); 
 Watford Local Plan Part 1 - Core Strategy 2006-31; 
 Watford Local Plan Part 2 - Site Allocations and Development Management Policies 

Publication 2006-31 (Draft); 
 Skyline – Watford’s Approach to Taller Buildings SPD (March 2016); and 
 Croxley View/Ascot Road Masterplanning Study (May 2016) (Draft) 

2.3.7 Relevant policies and guidance contained within these documents is summarised below.  

The Planning (Listed Buildings and Conservation Areas) Act 1990 
2.3.8 This Act provides the statutory framework for development affecting Listed Buildings and 

Conservation Areas.  Section 66 of the Act provides for the protection of listed buildings 
or their settings or any features of special architectural or historic interest which they 
possess. 

Baseline Conditions

NPPF
2.3.9 Paragraph 9 of the National Planning Policy Framework (NPPF) states that: “Pursuing 

sustainable development involves seeking positive improvements in the quality of the 
built, natural and historic environment, as well as in people’s quality of life, including … 
replacing poor design with better design and improving the conditions in which people 
live, work, travel and take leisure.”  

2.3.10 Section 7 of the NPPF relates to the requirement for good design. Paragraph 56 states 
that: “The Government attaches great importance to the design of the built environment. 
Good design is a key aspect of sustainable development, is indivisible from good 
planning, and should contribute positively to making places better for people.”  

2.3.11 Paragraph 58 requires planning policies and decisions to aim to ensure that 
developments establish a strong sense of place, using streetscapes and buildings to 
create attractive and comfortable places to work and visit. Developments should respond 
to local character and history, and reflect the identity of local surroundings and materials, 
while not preventing or discouraging appropriate innovation and be visually attractive as 
a result of good architecture and appropriate landscaping.  

2.3.12 Paragraph 60 further states that policies and decisions should not attempt to impose 
architectural styles or particular tastes and they should not stifle innovation, originality or 
initiative through unsubstantiated requirements to conform to certain development forms 
or styles. It is, however, proper to seek to promote or reinforce local distinctiveness.  

2.3.13 Section 12 of the NPPF relates to the requirement to conserve and enhance the historic 
environment. Paragraph 128 states that: “In determining applications, local planning 
authorities should require an applicant to describe the significance of any heritage assets 
affected, including any contribution made by their setting. The level of detail should be 
proportionate to the assets’ importance and no more than is sufficient to understand the 
potential impact of the proposal on their significance. As a minimum the relevant historic 
environment record should have been consulted and the heritage assets assessed using 
appropriate expertise where necessary. Where a site on which development is proposed 
includes or has the potential to include heritage assets with archaeological interest, local 
planning authorities should require developers to submit an appropriate desk-based 
assessment and, where necessary, a field evaluation.” 

2.3.14 Paragraph 132 also states “when considering the impact of a proposed development on 
the significance of a designated heritage asset, great weight should be given to the 
asset’s conservation..........  As heritage assets are irreplaceable, any harm or loss should 
require clear and convincing justification.” 

2.3.15 Paragraph 135 further states “The effect of an application on the significance of a non-
designated heritage asset should be taken into account in determining the application. In 
weighing applications that affect directly or indirectly non designated heritage assets, a 
balanced judgement will be required having regard to the scale of any harm or loss and 
the significance of the heritage asset.” 
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Council’s design policy for new residential development, emphasising that such 
development should adhere to the advice and standards set out in the Council’s 
Residential Design Guide for Watford. 

2.3.22 Chapter 11 of the SADMP contains policies on Taller Buildings. Draft Policy TB1 explains 
that certain locations within Watford Borough are considered appropriate for taller 
buildings.  The Ascot Road site is identified within the policy as one of these locations, 
where it states that “heights of up to 50 metres residential (about 15 storeys) may be 
considered.”  

2.3.23 Draft Policy TB2 (Design of Taller Buildings) sets out various criteria which tall buildings 
will be assessed against. These criteria are set out in the Council’s ‘Skyline’ SPD and are 
explained further below.  

Skyline – Watford’s Approach to Taller Buildings SPD (March 2016) 
2.3.24 This guidance expounds Policy UD1 of the Core Strategy and Draft Taller Building 

policies TB1 and TB2) of the Development Management Policies.  Section 7 of the 
guidance contains several criteria which the Council will use to assess proposals for tall 
buildings.  The criteria relevant to townscape and visual assessment are summarised in 
Table 1 below. 

Table 1: Skyline SPD – Criteria for assessing proposals for tall buildings 

Criteria Summary of criteria

Criterion 1:  
Skyline, views 
and
townscape 

Explains that the Council have defined several strategic views which are 
considered to be sensitive to the development of taller buildings within 
certain areas in the Borough. 
Dramatic variations and fluctuations in height across an urban grain are 
not supported.  The preferred approach involves localised clustering of 
taller buildings based on the following design approach: 

 Greatest height should be concentrated at the centre of a defined 
tall buildings precinct; 

 Development should define the node; 
 Development should not negatively impacting on any important 

views, vista or sky views 

Criterion 2:  
Streetscape 
and near 
views 

The setting of a taller building should enhance the surrounding urban 
area and townscape.  
Buildings should have architectural features which create richness and 
variety in the townscape and are clearly legible, with strong pedestrian 
connectivity.

Criterion 3:  
Building
Setting

New tall buildings should contribute to the quality of the surrounding 
area and complement the pattern of the area. They should respond 
positively to surrounding building heights, depths, lines, street frontages, 
massing, characteristic alignments, setbacks of surrounding buildings, 
and provide an appropriate scale compatible with their surroundings. 

Watford District Plan 2000 – Saved Policies  
2.3.16 Saved Policies SE36 and SE37 afford protection to trees and hedgerows.  SE36 

discourages the loss of trees and hedgerows, noting that if this is not possible, 
replacement through planting of an equivalent and appropriate type will be sought.  Policy 
SE37 provides for the retention of trees, woodland and hedgerows.  This policy explains 
that the Council trees may designate Tree Preservation Orders (TPOs) where trees 
contribute significantly to the amenity of the area.  It also stipulates that development 
should, where appropriate, incorporate new planting with locally native species. 

2.3.17 Policy SE40 (Landscape Character Area Assessment) requires development proposals 
to take account of the particular characteristics of the Landscape Character Areas in 
which they are located. It explains that the effect of the setting, siting, design and external 
appearance of development on the character and quality of the landscape will be a 
consideration in planning applications. 

Watford Local Plan (Core Strategy) 2006-31 
2.3.18 The Ascot Road site falls within one of the Special Policy Areas (SPAs) designated within 

the Core Strategy. Policy SPA6 outlines the Councils objectives and proposals for the 
Western Gateway area.  It explains, amongst other things, that: 

“There is design potential for the site at Ascot Road to increase in density 
from the existing low density employment site. There should be a high 
quality of urban design and public realm. Legibility and connections to the 
existing adjoining areas are important, as is the concept of the creation of a 
new place which knits well into the existing urban fabric. 

Any development should also provide for open space and enhanced links 
into the wider area including the Colne Valley.” 

2.3.19 Chapter 12 of the Core Strategy sets out the Council’s policy on Urban Design and Built 
Heritage.  The main thrust of draft Policy UD1 of the Strategy is to ensure that new 
development is of high quality design.  The draft policy sets out a number of design 
principles which new development should adhere to.  Draft Policy UD2 of the Core 
Strategy affords protection to the historic environment of Watford.  This includes include 
conservation areas, listed buildings, locally listed buildings, scheduled ancient 
monuments, archaeological remains and registered parks and gardens, and their 
settings. 

Watford Local Plan Part 2 - Site Allocations and Development Management Policies Publication 
2006-31 (Draft) 

2.3.20 The Council have recently published their draft Site Allocations and Development 
Management Policies (SADMP).  The SADMP is currently at the publication stage and 
contains several draft policies relevant to townscape and visual amenity.  

2.3.21 Chapter 9 of the SADMP contains policies on Urban Design and the Historic 
Environment. Draft Policy UD4 of the SADMP reiterates the provisions of Policy UD2 
above, providing for the protection of Listed Buildings (and their settings), Conservation 

Baseline Conditions
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All new tall buildings should give consideration to how they sit within the 
existing urban rhythms, architectural language, and historic setting of the 
area. They should make a positive contribution to their surroundings 
through an appropriate form, setback, massing and response to the 
prevailing urban pattern. 
One of the most important aspects of successful urban streets is a 
degree of enclosure and articulation of the building edge. Sheer tower 
faces that are uninterrupted to street level can create an oppressive and 
distorted sense of pedestrian scale. 

Criterion 4:  
Public Realm, 
Open Space 
and Amenity 

Tall buildings need to provide the public realm with a strong sense of 
spatial definition and robust character. At a detailed level, individual 
proposals should seek to create well orientated, safe and lively spaces 
that contribute positively, day and night, to the wider public realm. New 
spaces around tall buildings should be clearly defined and be activated 
by public uses, with transparent facades at ground floor level. 

Criterion 5:  
Building scale, 
form and 
massing

Criterion identifies 3 broad types of tall buildings   
 Landmark buildings - generally tall and significantly contrasting in 

terms of scale and height from the majority of the buildings in the 
surrounding area. 

 Townscape buildings - arranged to create streets, squares or new 
places - can have a strong sense of enclosure 

 Slab blocks - Can be linear but while isolated like landmark 
buildings, their greater bulk results in a significant visual impact. 

Also identifies 3 main parts of a tall building: the base (podium); the 
middle (shaft); and the top (skyline). The approach taken for a particular 
building should respond to the context in which that building is located. 
Particular attention should be paid to the base element and how this 
meets the ground to ensure that a high quality public realm is delivered 

Criterion 6: 
Detailed
building
design and 
Microclimate 

Proposals should minimise through design, or siting, any elements of a 
proposal which could have a negative climatic impact (e.g. wind, light 
pollution, on the surrounding area). 

Criterion 7: 
Public Access 

Tall buildings should meet/exceed accessibility requirements, encourage 
public access and consider how the entrance to the building will 
integrate with the public realm 

Criterion 8: 
Transport, 
parking and 
infrastructure 

New tall building proposals should assess the capacity of local 
public/social infrastructure and facilities, and their ability to absorb the 
impacts related to increases in urban density brought about by tall 
buildings.
The external appearance of the parking floors should be sensitively 
designed to complement the design of the overall building.

Baseline Conditions

Croxley View/Ascot Road Masterplanning Study (May 2016) 
2.3.25 As part of the Local Plan process, Watford Borough Council prepared a Masterplan study 

for an area of the borough known as the Western Gateway. This area is essentially a 
corridor from Ascot Road in the north to Tolpits Road in the south. 

2.3.26 Policy SPA 6 identifies appropriate uses and objectives for future development of the 
Western Regeneration area. The Croxley View/Ascot Road Master Plan Study seeks to 
build on the policy foundations of SPA6 and to provide a framework to facilitate 
redevelopment that improves the Western Regeneration area and capitalises on the 
potential of the new station. 

2.3.27 The Croxley View/Ascot Road Masterplan sets out several broad urban design principles 
for redevelopment of the area: 

 Urban restructuring to create a new place; 
 High quality urban design and public realm; 
 Improved legibility and connectivity to the surrounding urban fabric; 
 Higher-density mixed-use development close to the new station including new 

homes, employment floorspace, a local retail/leisure hub, a primary school, and 
community facilities; and 

 Infrastructure improvements. 

Anticipated Changes to Baseline 
2.3.28 The following committed developments are considered relevant to the proposed 

development and form part of the baseline for this assessment: 

 14/00095/DISCON: Croxley Rail Link - Viaduct in vicinity of Watford Road, Baldwins 
Lane and Ascot Road, Watford (Croxley Rail Link section from River Gade to eastern 
edge of Ascot Rd dual carriageway) - Details submitted of Condition 4 (Landscape 
Design) pursuant to deemed planning permission for the development provided for in 
the Croxley Rail Link Order 2013); 

 14/00096/DISCON: Croxley Rail Link (Viaduct), Tolpits Lane, Watford (Croxley Rail 
Link - Details submitted for Condition 12 (detailed design for approval for the viaduct 
- section from centre of River Gade to East Abutment) pursuant to deemed planning 
permission for the development provided for in the Croxley Rail Link Order 2013); 
and

 14/00097/DISCON: Croxley Rail Link - Cassiobridge Station, Land and embankment 
In proximity of Ascot Road, Watford (Croxley Rail Link - Details submitted for 
Condition 12 (Detailed design approval for Cassiobridge Station) pursuant to 
deemed planning permission for the development provided for in the Croxley Rail 
Link Order 2013). 
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3. Assessment of Townscape and Visual 
Impact

3.1 Description of the Proposed Development 

3.1.1 The proposed development will comprise 485 new residential dwellings (Class C3); 
900m² GIA of retail (Use Class A1 / A2 / A3); 193m² GIA of community facilities (Class 
D1/D2); and associated car parking, cycle parking, public realm, play facilities and 
landscaping. 

3.1.2 Proposed buildings will be clad primarily using a traditional light brick, with darker colours 
applied on the other architectural features (e.g. roof panels, façade panelling and glazing 
surrounds) in order to contrast with the lighter brickwork and provide architectural interest. 
Buildings will generally range from 6 storeys (Block A Annex and Block B) to 10 storeys 
(Blocks E1 and E2) in height, the exception being the 24 storey height Block A Tower. 
Green roofs will be included on the roof decks of Blocks C, D & E and amenity roofs 
provided on Blocks A and C.  

3.1.3 The landscape strategy for the site is built around three core values of enhancing green 
infrastructure; improving connectivity; and place-making. The strategy establishes five 
specific character areas to create a hierarchy of different spaces, where each space 
relates to adjacent buildings and their edges. The five spaces are summarised as follows: 

 Boulevard: A predominantly hard surfaced, civic tree lined street fronting onto the 
new retail quarter, providing a visual and physical connection to the proposed 
Cassiobury rail station;  

 Gateway: Terraced steps that ascend from street level to podium garden level.  
There will be a transition from hard to soft which includes tree planting.  Broad 
seating steps fronting onto street level for informal gathering, eating outside etc.  

 Woodland Walk: this will be a linear space enhanced by tree and understorey 
planting to create a rhythm and scale. Pedestrians/cyclists prioritised shared surface 
that connects to the green link. Lighting and street furniture will be carefully designed 
to enable safe and pleasant navigation.   

 Community Woodland Gardens: incorporates native woodland with native trees and 
species rich lawn in mounds that incorporate play. Trees and field layer are arranged 
to give a pleasant and leafy woodland feel without compromising security; 

 Green Buffer: This will be a green edge to the eastern and southern boundaries for 
screening and will create potential habitats (and green networks) with tree and 
understorey planting. 

3.1.4 With regard to development timescales it is considered that effects from the demolition 
and construction activities will be short term (1-3 years); the proposed architectural 
features will be permanent and long term (15 years +); and the proposed landscape 
measures will be permanent but will mature over the medium to long term (5-15 years). 

3.2 Townscape Impact Assessment 

3.2.1 Townscape Receptors (Reference figure 1.4 Townscape Character Areas; figure 1.5 
Landscape Character Areas) 

3.2.2 The potential receptors that it is considered may be susceptible to changes to elements 
of the townscape; the aesthetic or perceptual aspects of the townscape; or the overall 
character of the townscape in relation to the proposed development are: 

 The Site  and Immediate Surroundings (inc. individual components of the site); 
 WCAS Townscape Character Area 11C; 
 WCAS Townscape Character Area 18E; 
 WCAS Townscape Character Area 25A; 
 WCAS Townscape Character Area 28A; 
 WCAS Townscape Character Area 29D; 
 WCAS Townscape Character Area 38B; 
 Croxley Green Residential Edge; 
 HLCA Landscape Character Area 4 (Moor Park Slopes); 
 HLCA Landscape Character Area 5 (Croxley Moor); 
 HLCA Landscape Character Area 11 (Lower Gade Valley); 
 HLCA Landscape Character Area 12 (Oxhey Golflands); 
 WBC Conservation Area (The Square); 
 WBC Conservation Area (Civic Core); 
 TRDC Conservation Area (Moor Park); and 
 TRDC Conservation Area (Oxhey Hall). 

Townscape Effects 
3.2.3 It is considered that all significant townscape effects of the proposed development will 

result directly from the proposed development itself (i.e. direct effects). It is not 
considered that the proposed development would result in any significant indirect or 
secondary townscape effects. 

3.2.4 It is considered that all effects on the elements that make up the townscape in the study 
area (e.g. physical influences, land cover and human activity) would be contained within 
the site and the immediate setting of the site. It is considered however that effects on 
townscape character will affect a wider geographic area, extending across the visual 
envelope, and will influence the setting of several townscape character areas and the 
value of individual contributors to townscape character.  

Effects on the Townscape of the Site and Immediate Surroundings 
3.2.5 The effects of the proposed development on the townscape of the site are considered in 

greater detail within Appendix 1.1, with key findings noted below.  
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3.2.6 The site is currently in industrial use but is identified within local planning policy as an 
area for potential regeneration. It is assessed to be in ‘damaged’ townscape condition 
and of ‘very poor’ townscape value. The townscape sensitivity of the site to the type of 
development proposed is accordingly assessed to be not sensitive.  

3.2.7 The demolition and construction stage effects will be large in magnitude and adverse in 
consequence; as they will impact upon the entire site area; will result in obvious changes 
to the baseline townscape; and will introduce prominent elements that are 
uncharacteristic to the pre-existing townscape and which further detract from the existing 
condition. 

3.2.8 The operational stage effects will similarly be large in magnitude, due to the substantial 
degree to which the pre-existing townscape would be altered to accommodate such 
change, but are considered to be beneficial in consequence, as they will introduce 
features and elements that are considered to enhance the pre-existing townscape. 

3.2.9 It is assessed that the demolition and construction stage works will result in an effect of 
Minor significance and adverse consequence on the townscape of the site, as the works 
would result in effects that will temporarily damage the pre-existing townscape and will 
necessitate the introduction of elements and features which will not logically complement 
the existing grain and pattern of the townscape. 

3.2.10 It is assessed however that the operational stage will result in an effect of Moderate 
significance and beneficial consequence on the townscape of the site and its immediate 
surroundings, as the proposed development will reflect planning policy and the change 
is considered to enhance the pre-existing townscape. 

Effects on Townscape Character 
3.2.11 The effects of the proposed development on townscape character are considered in 

greater detail within Appendix 1.1, with key findings noted below.  

3.2.12 It is assessed that the proposed development will be seen from a wide geographic area 
and will accordingly be perceptible from within a number of townscape receptors. It is 
considered, in most instances however, that it will not affect key characteristics of these 
townscape receptors (refer to Appendix 1.1). The proposed development is accordingly 
assessed only to result in significant effects on the following townscape receptors: 

 WCAS Townscape Character Area 29D; 
 HLCA Landscape Character Area 5 (Croxley Moor); and 
 HLCA Landscape Character Area 11 (Lower Gade Valley). 

3.2.13 The townscape sensitivity of Townscape Character Area 29D is considered to be low. The 
north eastern part of the Character Area will be materially altered by the proposed 
development with the proposed residential built form differing entirely in scale and type to the 
existing townscape elsewhere within this character area. The magnitude of effect will be small 
beneficial as the completed development would increase vegetation coverage and introduce 
an enhanced form of townscape into the northeast part of this character area which will be 

perceptible from elsewhere within this character area. The significance of effects would 
therefore be minor beneficial. 

3.2.14 The landscape sensitivity of HLCA Character Area 5 (Croxley Moor) is considered to be 
medium.   The proposed development is assessed to introduce built form which will 
overlook HLCA Character Area 5 (Croxley Moor) and which is assessed, during both the 
short term and long term, to affect the visual and sensory perception of this character 
area; decreasing its sense of containment and increasing the extent to which it is visible 
from outside, beyond the local vicinity. This effect is predominantly applicable to the parts 
of this character area to the north of Ebury Way (notably the Croxley Common Moor 
SSSI), although is also considered relevant to a few parts on the southern side of the 
valley (notably near to Oxhey Hall). It is assessed that this change will result in an effect 
on this townscape receptor of Minor significance and Adverse consequence. 

3.2.15 The proposed development is assessed to introduce built form which will be visible from 
HLCA Character Area 11 (Lower Gade Valley) and which is assessed, during both the 
short term and long term, to affect the visual and sensory perception of this character 
area; reducing the extent to which this parkland character area feels visually contained 
from surrounding areas. This effect will be most notable from the tranquil southern parts 
of this character area (e.g. Cassiobury Park, the towpath of the Grand Union Canal and 
the West Herts Golf Club).  

3.2.16 The landscape sensitivity of HLCA Character Area 11 (Lower Gade Valley) is considered 
to be high.   It is assessed that this change at worst will result in an effect on this 
townscape receptor of Moderate significance and adverse consequence. 

3.3 Visual Impact Assessment 

Visual Receptors 
3.3.1 The proposed development will introduce built form which is appreciably taller than that 

existing within the site currently. The proposed development will accordingly increase 
visibility to the site from the surrounding townscape. 

3.3.2 The potential visual receptors that it is considered may be susceptible to changes in views 
and /or  their visual amenity, or the value attached to particular views, in relation to the 
proposed development are (refer to Figure 6): 

 R1 - Residents of Printers Avenue and the Gateway (see Representative Viewpoint 
6);

 R2 - Residents of the apartments at Raven Close and to the north of Whippendell 
Road (see Representative Viewpoint 6); 

 R3 - Residents of West Watford (nr. Cassiobridge Road, King George Avenue, 
Queen Mary’s Avenue Maythorne Close and The Chase); 

 R4 – Residents of West Watford (nr. Sydney Road and Whippendell Road); 
 R5 - Residents of West Watford (nr. Linden Avenue, Venice Avenue and Manhattan 

Avenue);

Assessment of Townscape and Visual Impact
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 R6 - Residents of Holywell Housing Development, near Chiltern Pines Estate 
(Representative Viewpoint 8); 

 R7 - Residents of the Byewaters Housing Development; 
 R8 - Residents of Croxley Green (nr. Sycamore Road and Valley Walk); 
 R9 - Residents of Croxley Green (between Watford Road and Baldwins Lane); 
 R10 - Residents of Croxley Green (nr. Links way and Canterbury Way); 
 G1 - Pedestrians and visitors to Croxley Common Moor (inc. users of public footpath 

Croxley Green 017 (Representative Viewpoint 10); 
 G2 - Members and visitors to West Herts Golf Club (see Representative Viewpoint 

2);
 G3 - Cyclists, pedestrians and recreational users within Cassiobury Park; 
 G4 - Users of West Herts Sports and Fitness Centre (inc. Sports Grounds west of 

Cassio Road); 
 G5 - Visitors to Vicarage Road Cemetery; 
 G6 - Visitors to Vicarage Road Allotments and Recreation Ground; 
 G7 - Users of Holywell Community Centre; 
 I1 - Employees and visitors to the office development west of Ascot Road; 
 I2 - Employees and visitors to Watford Business Park (nr. Greenhill Crescent and 

Caxton Way; 
 I3 - Employees and visitors to Croxley Green Business Park (nr. Hatters Lane); 
 E1 - Students, teachers and visitors to St Antony’s RC Junior School, Westfield 

Community Technology College and Westfield Community Sport Centre (inc. playing 
fields (Representative Viewpoint 7); 

 E2 - Students, teachers and visitors to Ascot Road Community Free School; 
 S1 - Shoppers at Morrisons Watford Supermarket; 
 Cyclists and people in vehicles on Rickmansworth Road and Watford Road (A412); 
 Cyclists, pedestrians and recreational users of the Ebury Way (Representative 

Viewpoint 9); 
 Cyclists, pedestrians and boat users on the Grand Union Canal and the Grand Union 

Canal Walk (Representative Viewpoints 4 and 5); 
 Users of public footpaths Watford Borough 030 / 031, leading from Cassiobury Park 

to Grove Mill Lane (Representative Viewpoint 3); 
 Members and visitors to Sandy Lodge Golf Club (Strategic Viewpoint 10); 
 Members and visitors to Moor Park Golf Club and Rickmansworth Golf Club; 
 Users of public footpath Rickmansworth 051 and the London Loop long distance 

footpath leading through Sandy Lodge Golf Club, (Strategic Viewpoint 10); and 
 Users of public footpath Rickmansworth 054 (leading through Rickmansworth Golf 

Club). 

3.3.3 In addition to the receptors identified above, the effects of the proposed development on 

several Strategic Views of Watford (as defined in Appendix A of the Council’s ‘Skyline’ 
SPD) are assessed.  Those Strategic Views identified for assessment are: 

 Strategic Viewpoint SV3: Mead Way Housing Estate; 
 Strategic Viewpoint SV5: Bushey Mill Lane (A4008); 
 Strategic Viewpoint SV6: Bushey Mill Lane (Highway Avenue); 
 Strategic Viewpoint SV9: Watford Road; and 
 Strategic Viewpoint SV10: Sandy Lodge Lane.  

Effects on Visual Amenity and Views 
3.3.4 It is considered that all significant visual effects of the proposed development will result 

directly from the proposed development itself (i.e. direct effects). It is not considered that 
the proposed development would result in any significant indirect or secondary effects on 
visual amenity or views. 

3.3.5 The significance of effect on visual receptors is detailed within Appendix 1.2 and 
summarised in Table 2 below.  

3.3.6 It is assessed that visual receptors will, in most instances, experience effects of minor 
significance (i.e. a minor component of the wider view which might be overlooked by the 
casual observer and not something that will have a marked effect on the quality of the 
overall scene) but of adverse consequence. Visual receptors adjudged to experience 
effects of moderate significance (i.e. a visible and recognisable new element within the 
overall scene, which will be readily noticed by the observer) and adverse consequence 
are: 

 R1 - Residents of Printers Avenue and the Gateway; 
 R2 - Residents of the apartments at Raven Close and to the north of Whippendell 

Road; 
 R4 – Residents of West Watford (nr. Sydney Road and Whippendell Road); 
 I1 - Employees and visitors to the office development west of Ascot Road; 
 E1 - Students, teachers and visitors to St Antony’s RC Junior School, Westfield 

Community Technology College and Westfield Community Sport Centre (inc. playing 
fields); 

 S1 - Shoppers at Morrissons Watford Supermarket; and 
 Cyclists, pedestrians and boat users on the Grand Union Canal and the Grand Union 

Canal Walk. 

3.3.7 In most instances these effects relate to the appreciable increase in visible built form 
which will be introduced into views experienced by these receptors / receptor groups and 
the associated screening or reduction in visibility to vegetation or sky experienced by 
these receptors / receptor groups; which is adjudged to detract from the existing baseline 
condition. It is considered that the moderate and adverse effects experienced by most of 
these receptors / receptor groups will be residual and long term.  

Assessment of Townscape and Visual Impact
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3.3.8 It is assessed however that effects on visual receptor R2 - Residents of the apartments 
at Raven Close and to the north of Whippendell Road will only be of Adverse 
consequence during the short term (i.e. Demolition and Construction stage), with medium 
and long term effects on this receptor adjudged to be of Beneficial consequence. This is 
due to the variety and interest which the proposed development is adjudged to bring into 
the skyline within views experienced by this receptor group. 

Table 2 – Summary of Effects on Visual Receptors 

Visual Receptor
Significance of Visual Effect

Demolition & 
Construction Operational 

R1 - Residents of Printers Avenue and The 
Gateway Moderate Adverse Moderate Adverse 

R2 - Residents of the apartments at Raven 
Close and to the north of Whippendell Road Moderate Adverse Moderate 

Beneficial 

R3 - Residents of West Watford (nr. 
Cassiobridge Road, King George Avenue, 
Queen Mary’s Avenue Maythorne Close and 
The Chase) 

Minor Adverse Minor Beneficial 

R4 – Residents of West Watford (nr. Sydney 
Road and Whippendell Road) Moderate Adverse Moderate Adverse 

R5 - Residents of West Watford (nr. Linden 
Avenue, Venice Avenue and Manhattan 
Avenue)

Minor Adverse Minor Adverse 

R6 - Residents of Holywell Housing 
Development (nr. Chiltern Pines Estate) Minor Adverse Minor Adverse 

R7 - Residents of the Byewaters Housing 
Development Minor Adverse Insignificant 

R8 - Residents of Croxley Green (nr. Sycamore 
Road and Valley Walk) Minor Adverse Minor Adverse 

R9 - Residents of Croxley Green (between 
Watford Road and Baldwins Lane); Minor Adverse Minor Adverse 

R10 - Residents of Croxley Green (nr. Links way 
and Canterbury Way); Minor Adverse Minor Adverse 

G1 - Pedestrians and visitors to Croxley 
Common Moor (inc. users of public footpath 
Croxley Green 017) 

Minor Adverse Minor Adverse 

G2 - Members and visitors to West Herts Golf 
Club Minor Adverse Minor Adverse 

G3 - Cyclists, pedestrians and recreational 
users within Cassiobury Park Minor Adverse Minor Adverse 

G4 - Users of West Herts Sports and Fitness 
Centre (inc. Sports Grounds west of Cassio 
Road) 

Minor Adverse Insignificant 

G5 - Visitors to Vicarage Road Cemetery Minor Adverse Insignificant 

G6 - Visitors to Vicarage Road Allotments and 
Recreation Ground Minor Adverse Minor Adverse 

G7 - Users of Holywell Community Centre Minor Adverse Insignificant 

I1 - Employees and visitors to the office 
development west of Ascot Road Moderate Adverse Moderate Adverse 

I2 - Employees and visitors to Watford Business 
Park (nr. Greenhill Crescent and Caxton Way Minor Adverse Minor Beneficial 

I3 - Employees and visitors to Croxley Green 
Business Park (nr. Hatters Lane) Minor Adverse Minor Adverse 

E1 - Students, teachers and visitors to St 
Antony’s RC Junior School, Westfield 
Community Technology College and Westfield 
Community Sport Centre (inc. playing fields) 

Moderate Adverse Moderate Adverse 

E2 - Students, teachers and visitors to Ascot 
Road Community Free School Moderate Adverse Moderate 

Beneficial 

S1 - Shoppers at Morrissons Watford 
Supermarket Moderate Adverse Moderate Adverse 

Cyclists and people in vehicles on 
Rickmansworth Road and Watford Road (A412) Minor Adverse Minor Beneficial 

Cyclists, pedestrians and recreational users of 
the Ebury Way Minor Adverse Minor Adverse 

Cyclists, pedestrians and boat users on the 
Grand Union Canal and the Grand Union Canal 
Walk 

Moderate Adverse Moderate Adverse 

Users of public footpaths Watford Borough 030 / 
031 (leading from Cassiobury Park to Grove Mill 
Lane) 

Minor Adverse Minor Adverse 

Members and visitors to Sandy Lodge Golf Club Minor Adverse Minor Adverse 

Members and visitors to Moor Park Golf Club 
and Rickmansworth Golf Club Minor Adverse Minor Adverse 
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Users of public footpath Rickmansworth 051 and 
the London Loop long distance footpath (leading 
through Sandy Lodge Golf Club) 

Minor Adverse Minor Adverse 

Users of public footpath Rickmansworth 054 
(leading through Rickmansworth Golf Club) Minor Adverse Insignificant 

Assessment of Townscape and Visual Impact
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4. Assessment of Heritage Impact 
4.1 Significance of Designated Assets in the HIA Study Area 

4.1.1 The listed buildings within the HIA Study Area are all Grade II listed. These are buildings 
of more than local interest. 

4.1.2 Cassio Bridge Lodge (Ref: 1348088) is the last surviving lodge from the entrance to 
Cassiobury Estate and was separated from the Estate when the Metropolitan Railway 
was constructed to Watford.  

4.1.3 The three structures associated with the Grand Union Canal and Watford (Metropolitan 
Railway) Station are examples of the infrastructure that developed from central London 
and was a catalyst to Watford’s growth as a regional centre.  

4.1.4 The Watford Grammar School buildings also relate to the growth of a prosperous middle 
class town, in the wake of large scale suburban development. 

4.1.5 These heritage assets have been recognised nationally for their (National) historic and 
architectural/aesthetic value by virtue of their inclusion on the National Heritage List for 
England (NHLE). The structures hold Moderate (Local) evidential value for the story it 
tells about the Cassiobury Estate and the changes that the development of canals and 
then railways brought to settlements like Watford, and to their influence on the present 
day character of the town. They hold Low (Local) communal value for the long association 
these historic structures have with the lives of people who have lived and worked in the 
growing town over the past decades.  

4.1.6 Legislation regarding buildings and areas of special architectural and historic interest is 
contained within the Planning (Listed Buildings and Conservation Areas) Act 1990. The 
relevant legislation in this case extends from Section 66 of the Act which states that 
special regard must be given by the authority in the exercise of planning functions to the 
desirability of preserving or enhancing Listed Buildings and their setting.  

4.1.7 In relation to this it is observed that the site does not fall within the setting of any of the 
listed buildings noted above as all of the buildings have been subsumed within the 
suburban expansion of Watford and are visually separated from the site. In accordance 
with the statutory duty the significance and setting of these listed buildings will be 
preserved. 

4.1.8 Cassiobury Park is located on the western edge of Watford and is included on the national 
Register of Parks and Gardens at Grade II. It retains elements of the 16th, 17th, 18th and 
19th century designed landscape including the remains of two intersecting avenues of 
trees and a number of structures related to Cassiobury House (see designation 
description Appendix B). Suburban housing has encroached on the boundary of the 
original estate and the remaining open space is owned and managed by Watford Council 
as a public park.  

4.1.9 Cassiobury Park has High Historic Value for its long association with the medieval manor 
and as the ancestral seat of the Earls of Essex. The Park retains medium evidential value 
of its evolution from private estate to public park in the 20th century. It has high communal 
value particularly for residents as a popular area for public recreation since the 1930’s. 

4.1.10 Overall the designated assets have been assessed as having a medium heritage 
significance recognised by their national designation. Any development should avoid 
direct impacts to the heritage asset, and consider mitigation for any major impacts on 
setting. 

4.2 Significance of Locally Listed Assets in the HIA Study Area 

4.2.1 The local list includes buildings and sites identified by Watford Council as contributing to 
the identity and sense of place. The values they hold are high within this local context, 
but are not sufficient to be recognised by national designation. The buildings on the local 
list are described in detail in Appendix C, extracted from the Watford Council Local List. 
Every effort should be made to retain and re use locally listed structures, but the local 
planning authority may decide that their loss or alteration can be justified by changes that 
bring economic and social benefits and enhance the wider urban landscape.  The locally 
listed sites are numbered within Appendix 2.1. 

 Former Sun Printers Clock Tower; 
 195-199 Rickmansworth Road; 
 Methodist Church, Whippendell Road; 
 Rembrandt House, Whippendell Road; and 
 Clarendon Muse, Rickmansworth Road. 

4.2.2 The Former Sun Printers Clock Tower is the only site located in the immediate vicinity of 
the proposed Ascot Road development site. The pump house and clock tower from the 
Sun Printers are the surviving buildings from the print works and are locally listed because 
of their importance as a landmark building at a major junction. The former print works 
were the subject of a full building record in advance of redevelopment. 

4.2.3 The Sun Tower has local heritage significance and this is recognised in its inclusion on 
the local list and the retention of the remaining Sun Print works as offices adjacent to new 
development at the Whippendell Road/Ascot Road junction.  

4.2.4 The other four locally listed buildings are located on local streets and this provides their 
setting and wider context. The proposed development at Ascot Road is therefore 
considered to have no potential for anything other than very minimal impacts in terms of 
the particular heritage significance of these buildings. (The Muse is a modern building 
that was awarded the RIBA Award for Architecture in 2008. It is included on the Watford 
Local List for its design quality and as a local landmark building). 

Assessment of Heritage Impact
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the same style. They are part of the Edwardian Grammar School campus that includes 
playing grounds to the rear. The Rickmansworth Road frontage is set behind a lawn and 
mature trees and there is considered to be only limited potential for distant views of the 
proposed Ascot Road development and no adverse effect during both the construction 
and operational period on the heritage significance of the listed grammar school 
buildings.

4.3.7 The buildings within the HIA Study Area that are included on the Watford Local List have 
heritage significance and are principally recognised for their role as local visual landmarks 
within the townscape. These landmarks will not be changed by the proposed 
development at Ascot Road and their setting remains one dominated by the local scale 
and character. This is aside from the former Sun Print Works clock tower that is now 
adjacent to modern redevelopment. The Premier Inn (hotel) and self-storage warehouse 
have already changed the setting of this building. It is considered that within this context 
the visual effect of the proposed mixed use development at Ascot Road is acceptable 
because the original setting has been lost and opportunities to enhance the surrounding 
townscape should be encouraged. 

4.3 Impacts on Significance of Heritage Assets in the HIA Study Area 

4.3.1 The registered historic landscape of Cassiobury Park (1000219) is the largest of the 
heritage assets identified in this report and the way in which the park is experienced could 
be changed by new visible taller buildings.  

4.3.2 The historic park has been subject to many changes during the 20th century and its 
appearance now encompasses municipal park management and the golf course. 
Suburban development has also encroached on its original southern boundaries reducing 
the separation of the former private estate from the local community. The wireline images 
which accompany this assessment show that the proposed tall building at Ascot Road 
would be viewed from the park as a distant object and the lower buildings would not have 
any impact on these views from the park towards the proposed development location. 
Any visual impacts on the setting of the Park from the proposed development during both 
the construction and operational period will therefore be minor, and these are not 
considered to be adverse within the current urban context of the surrounding area or to 
have any impact on the overall heritage significance of the registered Park. 

4.3.3 Cassio Bridge Lodge (1348088) is the remaining entrance lodge from the historic 
Cassiobury Park. It is now largely subsumed within the suburban expansion of Watford 
and separated from the Park by the Metropolitan Line and close to the A412. It retains a 
green outlook in its immediate setting, facing toward the River Grade and the Grand 
Union Canal. There may be some middle distance views towards the tall building at Ascot 
Road, but this will not result in any adverse impact during both the construction and 
operational period on the setting of the historic lodge which is now part of the Watford 
townscape and therefore no impacts on its heritage significance.  

4.3.4 The Cassio Bridge Lock (1100841) and Lock House (1348238) are located to the north 
of the A412 and the railway line to Watford Station (former London Metropolitan Railway). 
The bridges associated with the road and railway could dominate views looking south 
from the listed structures. However the canal tow path is lined with mature vegetation in 
this location and this creates a sense of enclosure in immediate views. There will be no 
inter-visibility between the Lock and Lock House and the proposed Ascot Road 
development and therefore no identified impacts during both the construction and 
operational period on their heritage significance. 

4.3.5 Watford Station (1393965) is part of the railway infrastructure that provided a catalyst for 
the growth of Watford in the first part of the 20th century. The approach to the station is 
lined by mature trees and there are no identified impacts on the setting of the listed 
station. Its significance is as part of the historic transport infrastructure that resulted in 
the large scale expansion of London in the 20th century, celebrated as ‘metroland’. The 
proposed Ascot Road development will have no adverse effects during both the 
construction and operational period on its heritage significance. 

4.3.6 Watford Grammar School is located to the northeast of the proposed development site. 
The main block is a large ‘E’ shaped two storey purple stock brick building set back from 
Rickmansworth Road. The Masters House is a smaller domestic building constructed in 
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5. Mitigation Measures 
5.1.1 The proposed development includes a number of ‘built in’ townscape and visual 

mitigation measures including:  

 2.4m high site hoarding, to screen ground level demolition and construction activities; 
 use primarily of a light coloured brickwork, which it is considered will be more 

comfortably assimilated into the skyline; 
 vertical articulation of the Block A Tower façade to reduce the perception of building 

mass;
 inclusion of a publicly accessible landscaped area of public realm; and 
 buffer vegetation, including native plant species, on the land adjoining Westfield 

Community College and Ascot Road Community Free School. 

5.1.2 No mitigation measures, over and above the built in mitigation measures identified above, 
are proposed as part of the development.  Accordingly the residual effects of the 
proposed development on the townscape and on visual amenity would be the same as 
those identified above. 

Mitigation Measures
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 Main block at Watford Boy’s Grammar School (Grade II – List Entry 1175749); 
 Cassio Bridge Lodge (Grade II – List Entry 1348088); 
 Master’s House at Watford Boy’s Grammar School (Grade II – List Entry 1348117); 
 Cassio Bridge Lock House (Grade II – List Entry 1348238); and 
 Watford Station (Grade II – List Entry 1393965) 

Registered Parks and Gardens (England) 
 Cassiobury Park (Grade II Park – List Entry 1000219). 

Non-Designated Heritage Assets 
 Former Sun Printers clock tower; 
 195-199 Rickmansworth Road; 
 Methodist Church, Whippendell Road; 
 Rembrandt House, Whippendell Road; and 
 Clarendon Muse, Rickmansworth Road. 

6.2.6 The site at Ascot Road is promoted under Policy SPA6 of the Watford Local Plan (Core 
Strategy 2006 – 2031), as a potential site to increase in density and within Chapter 11 of 
the SADMP as a location that is considered appropriate for development of taller 
residential buildings of up to 50 metres in height.  

6.2.7 The anticipated reactivation of the Croxley Rail Link and development of Cassiobridge 
Station, immediately to the north of the application site, are considered relevant to the 
proposed development and form part of the baseline for this assessment. 

6.3 Proposed Development 

6.3.1 The proposed development will comprise 485 new residential dwellings (Class C3); 
900m² GIA of retail (Use Class A1 / A2 / A3); 193m² GIA of community facilities (Class 
D1/D2); and associated car parking, cycle parking, public realm, play facilities and 
landscaping. 

6.3.2 Proposed buildings will be clad primarily using a traditional light brick, with darker colours 
applied on the other architectural features will generally range from 6 storeys to 10-
storeys in height, the exception being the 24 storey height Block A Tower. 

6.3.3 The proposed public realm is built around three core values of enhancing green 
infrastructure; improving connectivity; and place-making. The strategy establishes five 
specific character areas to create a hierarchy of different spaces, where each space 
relates to adjacent buildings and their edges.  

6.3.4 The proposed development includes a number of ‘built in’ townscape and visual 
mitigation measures, as follows: 

 2.4m high site hoarding, to screen ground level demolition and construction activities; 

Summary and Conclusions

6. Summary and Conclusions 
6.1 Introduction

6.1.1 This chapter assesses the townscape, visual and heritage effects of the proposed 
development at Ascot Road. The townscape and visual effects and heritage effects are 
considered separately within this assessment.  

6.1.2 The methodologies employed for the Townscape & Visual Impact Assessment (TVIA) 
and Heritage Impact Assessment (HIA) are appropriate to the nature and scale of the 
proposed development and are based on relevant published guidelines. The TVIA Study 
Area extends in a 4km radius from the centre of the site and the HIA Study Area extends 
in a 1km radius from the centre of the site. 

6.2 Baseline Conditions 

6.2.1 The application site comprises a 1.58Ha. L-shaped parcel of land containing a large 
industrial warehouse building with associated plant buildings. The only trees within the 
site are located on the eastern boundary, separated from the industrial unit by concrete 
retaining walls. The application site falls wholly within WCAS Character Area 29D, but is 
bordered by WCAS Character Area 25A and WCAS Character Area 38B. 

6.2.2 The application site is bounded to the north by the disused Croxley Branch Line railway; 
to its southeast by Ascot Road Free School; to its east by Westfield Community College; 
and to its west by Ascot Road. There are a number of residential developments in 
proximity to the application site, the notable exceptions being a Morrissons supermarket 
to the south of the application site and a number of business parks to the west and 
southwest of the application site. 

6.2.3 The River Gade and Grand Union Canal are located approximately 200m to the west of 
the application site and; Croxley Common Moor (SSSI) is located approximately 900m to 
the southwest of the application site; and Cassiobury Local Nature Reserve and 
Cassiobury Park are located approximately 600m to the north of the application site. 

6.2.4 The existing site is well contained visually, with views from the east and west filtered by 
vegetation bordering and in close proximity to the application site; views from the north 
screened by railway line embankments, residential apartments and a ‘Big Yellow’ storage 
facility; and those from the south screened by the Morrissos supermarket and vegetation 
which surrounds its car park areas. 

6.2.5 There are no nationally designated heritage assets close to the application site. The 
following designated sites of national interest or undesignated heritage assets are located 
within the HIA Study Area: 

Listed Buildings 
 Cassio Bridge Lock Number 78 (Grade II – List Entry 1100841); 
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 use primarily of a light coloured brickwork, which it is considered will be more 
comfortably assimilated into the skyline; 

 inclusion of a publicly accessible landscaped area of public realm; and 
 buffer vegetation, including native plant species, on the land adjoining Westfield 

Community College and Ascot Road Community Free School. 

6.3.5 No mitigation measures, over and above the built in mitigation measures identified above, 
are proposed as part of the development. 

6.4 Townscape Effects 

6.4.1 The proposed development is assessed to result in an effect of Minor significance and 
Adverse consequence on the physical townscape of the site and its immediate 
surroundings during the demolition and construction stage, as the works are adjudged to 
temporarily damage the existing townscape and introduce elements which are 
uncharacteristic to the pre-existing townscape. The proposed development is however 
assessed to result in an effect of Moderate significance and Beneficial consequence on 
this receptor during the operational stage, as the change is considered to reflect planning 
policy and will introduce architecture and public realm which will positively contribute to 
the local surroundings and which are considered to enhance the pre-existing townscape. 

6.4.2 The proposed development is similarly assessed to affect the character of the townscape 
into which the application site falls (WCAS Townscape Character Area 29D), resulting in 
an effect of Minor significance and Adverse consequence during the demolition and 
construction phase and of Minor significance and Beneficial consequence during the 
operational stage; the reduced significance reflecting the fact that physical change would 
be isolated within the northeast part of this character area. 

6.4.3 It is assessed also, despite the fabric of these character areas being materially 
unaffected, that the proposed development will result in effects of Minor significance and 
Adverse consequence on HLCA Landscape Character Area 5 (Croxley Moor) and of 
Moderate significance and Adverse consequence on HLCA Landscape Character Area 
11 (Lower Gade Valley). These effects are attributable to tall buildings, as a consequence 
of the proposed development, being visible from locations within these character areas 
and the effects that this change will have on the visual and sensory perception of these 
character areas; specifically the extent to which HLCA Landscape Character Area 5 is 
perceived to be visible from the outside and the extent to which HLCA Landscape 
Character Area 11 is perceived to be contained from surrounding areas. These effects 
are adjudged in both instances to be Small in magnitude and applicable during both the 
short term and long term. 

6.5 Visual Effects 

6.5.1 The proposed development introduces buildings that are appreciably greater in height 
than exist within the site or surrounding townscape currently. This change, although 
promoted within local policy, increases visibility to the site from the surrounding 

Summary and Conclusions

townscape and increases the number of visual receptors potentially affected by the 
proposed development.  

6.5.2 It is assessed that the majority of visual receptors will experience effects of small 
magnitude and that only those receptor groups closest to the site will experience changes 
of medium or large magnitude, specifically: 

 R1 - Residents of Printers Avenue and the Gateway; 
 R2 - Residents of the apartments at Raven Close and to the north of Whippendell 

Road; 
 R4 – Residents of West Watford (nr. Sydney Road and Whippendell Road); 
 I1 - Employees and visitors to the office development west of Ascot Road; 
 I3 – Employees and visitors to Croxley Green Business Park (nr. Hatters Lane); 
 E1 - Students, teachers and visitors to St Antony’s RC Junior School, Westfield 

Community Technology College and Westfield Community Sport Centre (inc. playing 
fields); 

 E2 – Students, teacher and visitors to Ascot Road Community Free School; 
 S1 - Shoppers at Morrissons Watford Supermarket; and 
 Cyclists, pedestrians and boat users on the Grand Union Canal and the Grand Union 

Canal Walk. 

6.5.3 Those receptor groups close to the site (identified above) will experience effects of 
Moderate significance during both the short term and long term (the exception being 
Visual Receptor I3, which is adjudged to experience effects of Minor significance) and 
that more distant receptor groups will experience effects of Minor significance. It is 
assessed that no receptors will experience effects of Major significance. 

6.5.4 It is assessed that effects on all visual receptors during the demolition and construction 
stage will be of Adverse consequence. This judgement is attributable to the proposed 
construction activities and built form introducing elements and features that are 
considered to detract from the existing visible townscape. 

6.5.5 It is assessed that effects on some visual receptors during the operational stage will 
remain of Adverse consequence, specifically: 

 R1 - Residents of Printers Avenue and the Gateway (see Representative Viewpoint 
6);

 R4 – Residents of West Watford (nr. Sydney Road and Whippendell Road); 
 R5 - Residents of West Watford (nr. Linden Avenue, Venice Avenue and Manhattan 

Avenue);
 R6 - Residents of Holywell Housing Development, near Chiltern Pines Estate 

(Representative Viewpoint 8); 
 R8 - Residents of Croxley Green (nr. Sycamore Road and Valley Walk); 
 R9 - Residents of Croxley Green (between Watford Road and Baldwins Lane); 
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 R10 - Residents of Croxley Green (nr. Links way and Canterbury Way); 
 G1 - Pedestrians and visitors to Croxley Common Moor (inc. users of public footpath 

Croxley Green 017 (Representative Viewpoint 10); 
 G2 - Members and visitors to West Herts Golf Club (see Representative Viewpoint 

2);
 G3 - Cyclists, pedestrians and recreational users within Cassiobury Park; 
 G6 - Visitors to Vicarage Road Allotments and Recreation Ground; 
 I1 - Employees and visitors to the office development west of Ascot Road; 
 I3 - Employees and visitors to Croxley Green Business Park (nr. Hatters Lane); 
 E1 - Students, teachers and visitors to St Antony’s RC Junior School, Westfield 

Community Technology College and Westfield Community Sport Centre (inc. playing 
fields (Representative Viewpoint 7); 

 S1 - Shoppers at Morrisons Watford Supermarket; 
 Cyclists, pedestrians and recreational users of the Ebury Way (Representative 

Viewpoint 9); 
 Cyclists, pedestrians and boat users on the Grand Union Canal and the Grand Union 

Canal Walk (Representative Viewpoints 4 and 5); 
 Users of public footpaths Watford Borough 030 / 031, leading from Cassiobury Park 

to Grove Mill Lane (Representative Viewpoint 3); 
 Members and visitors to Sandy Lodge Golf Club (Strategic Viewpoint 10); 
 Members and visitors to Moor Park Golf Club and Rickmansworth Golf Club; and 
 Users of public footpath Rickmansworth 051 and the London Loop long distance 

footpath leading through Sandy Lodge Golf Club, (Strategic Viewpoint 10). 

6.5.6 This judgement is, in most instances, however resultant of tall buildings being introduced 
into scenes where development is currently either not visible or where development of 
such scale is not currently evident within the pre-existing scene (resulting in a loss of view 
to skyline or landscape beyond); and the judgement that the Adverse consequence of 
this change will be perceived despite the high quality of the architecture and public realm, 
the evident enhancements to local townscape which the proposals are considered to 
provide and the that a landmark gateway building for the new station will be established. 
It is considered accordingly that such a judgement of consequence is likely be concluded 
for any such development which seeks to increase building height within the application 
site in line with local policy. 

6.5.7 It is assessed that effects on the following visual receptors would be of Beneficial 
consequence during the operational stage: 

 R2 - Residents of the apartments at Raven Close and to the north of Whippendell 
Road; 

 R3 - Residents of West Watford (nr. Cassiobridge Road, King George Avenue, 
Queen Mary’s Avenue Maythorne Close and The Chase); 

 I2 - Employees and visitors to Watford Business Park (nr. Greenhill Crescent and 

Caxton Way; 
 E2 - Students, teachers and visitors to Ascot Road Community Free School; and 
 Cyclists and people in vehicles on Rickmansworth Road and Watford Road (A412). 

6.5.8 and effects on the following visual receptors will be Insignificant during the operational 
stage: 

 R7 - Residents of the Byewaters Housing Development 
 G4 - Users of West Herts Sports and Fitness Centre (inc. Sports Grounds west of 

Cassio Road); 
 G5 - Visitors to Vicarage Road Cemetery; 
 G7 - Users of Holywell Community Centre; and  
 Users of public footpath Rickmansworth 054 (leading through Rickmansworth Golf 

Club). 

6.6 Heritage Effects 

6.6.1 The proposed development will be visible from the registered historic landscape of 
Cassiobury Park (1000219) and the Grade II listed buildings, Cassio Bridge Lodge 
(1348088); Cassio Bridge Lock (1100841) and Lock House (1348238); Watford Station 
(1393965) and Watford Grammar School. The proposed development is however 
assessed not to impact on the heritage significance of these designated sites of national 
heritage interest. 

6.6.2 The proposed development is similarly assessed not to significantly impact the Non-
Designated Heritage Assets within the HIA Study Area, which are principally recognised 
for their role as local visual landmarks within the townscape. The assessment identifies 
however that the proposed development, in combination with the Croxley Rail Link works, 
presents an opportunity to enhance the townscape surrounding the former Sun Print 
Works clock tower; the setting of which has previously been eroded by adjoining 
development.  
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7. Cumulative Effects 
7.1 Introduction 

7.1.1 This section of the report assesses the potential townscape, visual and heritage effects 
of the Proposed Development in combination with the potential townscape, visual amd 
heritage effects of certain other development schemes identified within the surrounding 
area, as listed within Technical Appendix 15 of the Environmental Statement which 
accompanies this application. 

7.2 Cumulative Effects during Construction  

7.2.1 At present there are no planning applications for any of the masterplan developments 
that would result in additional townscape, visual and heritage effects in the immediate 
vicinity. Therefore the effects associated with the construction of the Proposed 
Development are the same as those identified in Sections 3 and 4 of this report when the 
cumulative schemes are taken into account.  

7.2.2 The construction works of the other cumulative development schemes are likely to be 
carried out in accordance with construction site best practice as specified through an 
construction management plan (or equivalent document) that will be agreed by WBC. 
Mitigation will be required to be implemented at each individual scheme’s construction 
site to prevent significant environmental effects arising beyond their site boundaries and 
the use of monitoring, where applicable, to confirm the effectiveness of these measures. 
Therefore, the effects during construction would be managed by contractors to avoid 
significant cumulative effects in the local area. The cumulative townscape, visual and 
heritage effects of the construction phase are therefore considered to be the same as 
those identified in Sections 3 and 4 of this report. 

7.3 Cumulative Effects on Completion and During Occupation 

7.3.1 Certain development schemes listed within Technical Appendix 15 of the Environmental 
Statement have the potential to affect townscape, visual and/or heritage receptors.  
Commentary on these potential effects is provided in the final columns of the tables in 
Appendices 1.1 and 1.2 of this TVIA. 

7.3.2 Certain schemes / applications have been disregarded for the purpose of determining the 
cumulative townscape, visual and heritage effects of the Proposed Development.  These 
are listed in table 3 of this report.  

Table 3: Proposed Developments with Planning Permission 

Planning App. 
Reference

Location Description of development Rationale for 
Exclusion in this 
Chapter 

14/00097/DISCON

Croxley Rail 
Link - 
Cassiobridge 
Station,
Land And 
Embankment 
In Proximity Of 
Ascot Road, 
Watford

Croxley Rail Link - Details 
submitted for Condition 12 
(Detailed design approval for 
Cassiobridge Station) 
pursuant to deemed planning 
permission for the 
development provided for in 
the Croxley Rail Link Order 
2013. 

Considered as 
‘committed
development’ and 
forms part of baseline 
assessment 

02/00714/FUL 

Former Sun 
Printer Site 
Whippendell 
Road, Watford 

Redevelopment scheme 
comprising warehouse unit, 
health club, hotel, 
restaurant/bar, 
office/showroom, nursing 
home, day nursery, health 
centre, retail units, residential, 
public open space and 
associated car parking. 

Development 
implemented, 
therefore assessed 
as part of sections 3 
and 4 of this report.  

14/00035/REM Former Royal 
Mail Depot 
Ascot Road 
Watford WD18 
8AA

Demolition of existing 
buildings and structures and 
construction of a primary 
school, formation of new 
access, associated play 
space, staff/visitor car parking, 
landscaping and other 
ancillary features.  

Development 
implemented, 
therefore assessed 
within sections 3 and 
4 of this report.  

12/00793/FULM Former Royal 
Mail Depot 
Ascot Road 
Watford WD18 
8AA

Demolition of existing building 
and structures and 
construction of foodstore of up 
to 6,911 sq m gross (use 
Class A1), including cafe, 
formation of new access 
arrangements, car parking, 
landscaping, and other 
ancillary facilities. 

Development 
implemented, 
therefore assessed 
within sections 3 and 
4 of this report.  

16/00376/FUL 9 Ascot Road 
Watford WD18 
8AD

15 additional car display 
spaces with tarmac surfacing 
to be positioned alongside the 
current tarmac surfaced car 
display. 

Minor development 
therefore no 
additional effects 
anticipated as a result 
of this development.  

Cumulative Effects



22

15/01062/FUL 2 The 
Boulevard
Blackmoor 
Lane Watford 
WD18 8YW 

Change of use of green area 
at the front in order to create 
additional car parking spaces.  

Minor development 
therefore no 
additional effects 
anticipated as a result 
of this development.  

12/00481/FUL 530-532 
Whippendell 
Road Watford 
WD18 7QN 

Demolition of 2 no. houses 
and the reconstruction of 8 no. 
flats. 

Minor development 
therefore no 
additional effects 
anticipated as a result 
of this development.  

14/01821/FUL 478-480 
Whippendell 
Road Watford 
Hertfordshire 
WD18 7PT 

Demolition of existing 
properties and erection of a 3 
storey building for 9 self-
contained flats.  

Minor development 
therefore no 
additional effects 
anticipated as a result 
of this development.  

15/1427/FUL Building 1 and 
Building 2 
Marlins
Meadow 
Watford
Hertfordshire 

Demolition of two existing two 
storey Use Class B1 office 
buildings and erection of two 
Use Class B1 (Office) 
buildings of three and four 
storeys, decked car park, 
surface level parking and 
associated works.  

Development would 
be visually 
separated from the 
site by intervening 
built form and 
vegetation. Therefore 
no additional effects 
anticipated as a result 
of this development 

15/01203/FULM 200 And 204 
Rickmansworth 
Road Watford 
Hertfordshire 
WD18 7GH 

Existing office building and 
workshops at no. 200 
Rickmansworth Road and 
existing Ford dealership at no. 
204 Rickmansworth Road to 
be demolished and replaced 
with new motor vehicle 
dealership with showroom, 
workshop and forecourt for 
display of vehicles. Change of 
use from Business Offices 
(B1) to Motor Dealership (Sui 
Generis).  

Development would 
be visually separated 
from the site by 
intervening built form 
and vegetation. 
Therefore no 
additional effects 
anticipated as a result 
of this development 



23

8. References  
 Guidelines for Landscape & Visual Impact Assessment (GLVIA3), Landscape 

Institute and the Institute of Environmental Management and Assessment (IEMA), 
April 2013; 

 The Landscape Character Assessment Guidance, The Countryside Agency & 
Scottish Natural Heritage, 2002; 

 Urban Design Compendium, Llewelyn Davies, 2000; 
 The National Planning Policy Framework (NPPF), Department for Communities and 

Local Government, 2012; 
 Watford District Plan 2000, Watford Borough Council, adopted December 2003; 
 Watford Local Plan Part 1 - Core Strategy 2006-31, Watford Borough Council, 

adopted January 2013; 
 Watford Local Plan Part 2 - Site Allocations and Development Management Policies 

Publication 2006-31; 
 Watford Town Centre Streetscape Design Guide, Watford Borough Council, adopted 

July 2013; 
 Watford Character of Area Study, Watford Borough Council, adopted December 

2011;
 Nationally Listed Buildings in Watford, Watford Borough Council, updated 2014; 
 Skyline – Watford’s Approach to Taller Buildings SPD, Watford Borough Council, 

March 2016; 
 Croxley View/Ascot Road Masterplanning Study, BDP / Watford Borough Council, 

May 2016; 
 Hertfordshire Landscape Character Assessment, Hertfordshire County Council, 2000 

– 2005; 
 Hertfordshire Recreational Cycling Map, Hertfordshire Cycling, 2015; 
 Civic Core Conservation Appraisal, Watford Borough Council, adopted December 

2015;
 The Square Conservation Appraisal, Watford Borough Council, adopted December 

2011;
 Local Plan, Three Rivers District Council, adopted July 2013; 
 Three Rivers District Green Infrastructure Plan – Final Report, Land Use 

Consultants, March 2011; 
 Oxhey Hall Conservation Area Appraisal, Three Rivers District Council, Adopted 

October 2007; 
 Moor Park Conservation Area Appraisal, Three Rivers District Council, Adopted 

November 2006; 
 Croxley Rail Link Environmental Statement, Mouchel, 2011; 
 Seeing the History in the View, Historic England, 2011; 

 Advice Note 4 - Tall Buildings, Historic England, 2015; 
 Good Practice Advice Note 3 - The Setting of Heritage Assets, Historic England, 

2015.



24

Figures
Figure 1: TVIA Study Area
Figure 2: Existing Viewshed
Figure 3: Proposed Viewshed
Figure 4: WCAS Townscape Character Areas
Figure 5: Landscape Character Areas
Figure 6: Visual Receptors
Figure 7: Representative Viewpoints
Figure 8: Viewpoints and Wirelines
• Representative Viewpoint 01: Whippendell Walk 3
• Wireline Viewpoint 01: Whippendell Walk 3
• Representative Viewpoint 02: West Herts Golf Club
• Wireline Viewpoint 02: West Herts Golf Club
• Representative Viewpoint 03: Cassiobury Park
• Wireline Viewpoint 03: Cassiobury Park 
• Representative Viewpoint 04: Grand Union Canal (Marina)
• Wireline Viewpoint 04: Grand Union Canal (Marina)
• Representative Viewpoint 05: Grand Union Canal 
• Wireline Viewpoint 05: Grand Union Canal
• Representative Viewpoint 06: Ascot Road/A412 Junction 
• Wireline Viewpoint 06: Ascot Road/A412 Junction
• Representative Viewpoint 07: Tolpits Lane (Bridge)
• Wireline Viewpoint 07: Tolpits Lane (Bridge)
• Representative Viewpoint 08: Holywell Recreational Ground
• Wireline Viewpoint 08: Holywell Recreational Ground
• Representative Viewpoint 09: Ebury Way
• Wireline Viewpoint 09: Ebury Way
• Representative Viewpoint 10: Croxley Common Moor
• Wireline Viewpoint 10: Croxley Common Moor
• Strategic Viewpoint SV3: Mead Way Housing Estate
• Wireline Viewpoint SV3: Mead Way Housing Estate
• Strategic Viewpoint SV5: Bushey Mill Lane (A4008) 
• Wireline Viewpoint SV5 : Bushey Mill Lane (A4008)
• Strategic Viewpoint SV6: Bushey Mill Lane (Highwood Avenue)
• Wireline Viewpoint SV6: Bushey Mill Lane (Highwood Avenue)
• Strategic Viewpoint SV9: Watford Road
• Wireline Viewpoint SV9: Watford Road
• Strategic Viewpoint SV10: Sandy Lodge Lane
• Wireline Viewpoint SV10: Sandy Lodge Lane



25

Scale                                                                                

Drawing No                                                                    

1st Floor, Eleven Brindleyplace
2 Brunswick Square, Birmingham, B1 2LP
Tel +44(0)121 423 6060  
Fax +44(0)121 423 6065 
www.capita.co.uk

Client

Project

Figure Title

Date Drawn

Checked Approved

0m

500 1500

1000

100

300

0m

500 1500

1000

100

300

N

LA

DM AC

As Shown

Figure 1

TVIA Study Area

Orion (Cassiobridge) Limited

Application Site

HIA Study Area (1km radius)

Ascot Road, Watford

06.12.16

N

0m

500 1500

1000

100

300

N

4km



26

Scale                                                                                

Drawing No                                                                    

1st Floor, Eleven Brindleyplace
2 Brunswick Square, Birmingham, B1 2LP
Tel +44(0)121 423 6060  
Fax +44(0)121 423 6065 
www.capita.co.uk

Client

Project

Figure Title

Date Drawn

Checked Approved

Visibility based on reference point located to the northwest of the existing building

VisibiLity based on reference point located to the southwest of the existing building

Visibility based on reference point located to the northeast of the existing building

Visibility based on reference point located to the southeast of the existing building

LA

ACPD

NTS

Figure 2

Viewshed Analysis 
Existing Site

Orion (Cassiobridge) Limited

Site

Technical Note: Visibility to site determined 
using the Viewshed tool within Google Earth 
Pro. Viewshed is based on a single reference 
points, positioned 10m above existing ground 
level. Viewshed generated with 3D Buildings 
information switched on.

Ascot Road, Watford

24.10.16



27

Scale                                                                                

Drawing No                                                                    

1st Floor, Eleven Brindleyplace
2 Brunswick Square, Birmingham, B1 2LP
Tel +44(0)121 423 6060  
Fax +44(0)121 423 6065 
www.capita.co.uk

Client

Project

Figure Title

Date Drawn

Checked Approved

0m

500 1500

1000

100

3000m0m00m00m0m0m0m0000m

500500500500500500500005 1115001501500150050150011505

1010001000000000

10010010010010010010010010001001001000

3003003003003300300300300

4km

LA

ACPD

NTS

Figure 3

Viewshed Analysis 
Proposed Development

Orion (Cassiobridge) Limited

Application Site

Technical Note: Visibility to site determined 
using the Viewshed tool within Google Earth 
Pro. Viewshed is based on a single reference 
point located within the northwest corner 
of the site, positioned 90m above existing 
ground level. Viewshed generated with 3D 
Buildings information switched on.

Ascot Road, Watford

06.12.2016

N



28

Scale                                                                                

Drawing No                                                                    

1st Floor, Eleven Brindleyplace
2 Brunswick Square, Birmingham, B1 2LP
Tel +44(0)121 423 6060  
Fax +44(0)121 423 6065 
www.capita.co.uk

Client

Project

Figure Title

Date Drawn

Checked Approved

37D
28A

11C

18E

38B

21A

37C

25A

29D

0m 100 250 500

50 150

WCA* Landscape Character Area 18E

WCA* Landscape Character Area 11C

WCA* Landscape Character Area 25A

WCA* Landscape Character Area 28A

WCA* Landscape Character Area 29D

WCA* Landscape Character Area 38B

Application Site

* Watford Landscape Character Area

LA

ACPD

1:10,000@A3

Figure 4

Townscape Character Areas

Orion (Cassiobridge) Limited

Ascot Road, Watford

11.11.2016

N



29

Scale                                                                                

Drawing No                                                                    

1st Floor, Eleven Brindleyplace
2 Brunswick Square, Birmingham, B1 2LP
Tel +44(0)121 423 6060  
Fax +44(0)121 423 6065 
www.capita.co.uk

Client

Project

Figure Title

Date Drawn

Checked Approved

0m

500 1500

1000

100

300

Area 12:

Area 4:

Area 15:

Area 14:

Area17:
Ver/Colne

River Valley

Area 16:
Aldenham

Plateau

Area 13:
Oxhey Wood

Area 11:
Lower Gade Valley

Area 7:
Sarratt Plateau

Area 5:
Croxley Moor

Area 6:

Area 3:
Colne Valley

HLCA* Landscape Character 
Areas

N

Application Site

LA

ACPD

NTS

CS089860_TVIA_

Orion (Cassiobridge) Limited

Ascot Road, Watford

11.11.2016

* Hertfordshire Landscape Character Assessment


