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EXECUTIVE SUMMARY

Lambert Smith Hampton have been instructed by Three Rivers District Council to review and appraise the properties forming South Oxhey Town Centre with a particular brief to assess the condition of the existing properties and their suitability to accept repair and refurbishment.
The area is currently in a condition of decline and the requirement for significant improvement has been identified in order to arrest a downward spiral of deterioration and to take the community forward.
Repair and refurbishment proposals have been prepared which take account of the current condition of the properties and works required effectively by virtue of backlog maintenance to render the properties in a condition that will be both safe and suitable for modern living standards. Building upon these works, minor and major proposals for the improvement of the area and the properties therein have been considered.
Little by way of routine maintenance appears to have been completed in the recent past; a significant level of investment has been identified as being required to fulfil the requirements of both maintenance and improvement. Whilst options exist to select and prioritise items of repair and improvement, there is a real danger that if only works to address outstanding maintenance issues are completed, despite the significant investment, the overall feeling of the area will not be substantially enhanced. 

This could result in significant expenditure with no tangible improvement and the continuation of social decline. A robust plan to include improvement as well as repair must therefore, be implemented.
Should the works be implemented as proposed, we consider that the existing buildings can be modernised and adapted sufficiently to perform for a period in excess of a further twenty years. It must always however, be acknowledged that the existing buildings are already sixty years of age and any works will subsequently, attract an extent of compromise in comparison with the development of new properties.
Significant risk is associated with physically completing the works proposed which will require the decanting and temporary relocation of residents and retailers. Alternative short term accommodation will need to be provided and there will be a substantial additional cost in respect of relocating and compensating those affected.
We have estimated that the total cost in association with all items of maintenance, repair and improvement inclusive of contingency and fees but exclusive of VAT and costs associated with the provision of temporary facilities and the decant and relocation of residents and retailers is in the region of £15,000,000. 
In consideration of the finance required to progress the proposals, it is difficult to identify any likely appeal to private investors and in this regard, the largest single risk to the implementation of the proposals is the identification of a source of funding as it is considered that the finance necessary to complete the proposals is unlikely to be forthcoming from public sources at the current time.
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1.0 INTRODUCTION

1.1 Instructions

1.1.1 Lambert Smith Hampton were instructed by Three Rivers District Council to review and appraise the properties forming South Oxhey Town Centre with a particular brief to assess the condition of the existing properties and their suitability to accept repair and refurbishment.

1.1.2 Repair and refurbishment proposals should consider both backlog maintenance and the modernisation of the existing facilities to improve and uplift the area as a whole for all who come into connection with such whether residents, retailers or visitors to the area.

1.1.3 In conjunction with an ongoing public consultation into the future of South Oxhey Town Centre, a second public open day was held on 15th September 2011. At this open day, which sought to build upon the outputs of an initial open day held on 4th April 2011, members of the public were invited to vote on options for the future of the centre. The options put forward were;
· Do Nothing

· Complete Refurbishment

· Part Refurbishment and Part Redevelopment

· Complete Redevelopment

1.1.4 Prior to the vote Three Rivers District Council committed to investigating further the two most popular options selected.
1.1.5 The results of the consultation determined that the options to be reviewed in greater detail were Complete Refurbishment and Complete Redevelopment.

1.1.6 Specialist master planners and development surveyors have been commissioned to review and prepare proposals for the complete redevelopment of the area which it is believed will be funded by private investment. Lambert Smith Hampton Building Consultancy have been instructed to review and prepare proposals for the complete refurbishment of the area; proposals which will ostensibly be funded by the public sector.

1.1.7 In this report we have examined the existing condition of the properties and have concentrated our report in three main areas. The first area seeks to address the maintenance and general repair of the existing buildings; the second seeks to affect minor improvement upon the existing situation and the third details the major improvements which could be considered for the area.

1.1.8 It is clearly evident that the appearance of the area reflects a lack of financial investment and our report seeks to address the issues which have arisen and become apparent as a result. We have attempted to illustrate where improvements can be achieved within the constraints imposed by utilising the existing building stock without substantial demolition and redevelopment.

1.1.9 Our report concentrates on the built environment and seeks to illustrate the possibilities available; we have provided indicative costs associated with the various options proposed however, we have not sought to quantify the tangible and intangible costs associated with a substantial programme of temporary re-housing and compensation and we have not sought to identify the sources of funding or resolve the economic conundrum of how the various options can be brought to fruition.

1.2 Limitations

1.2.1 Our Report is based upon a visual inspection of the readily accessible areas of the buildings forming the town centre which included an internal inspection of a sample number of retail and residential properties. A list of the properties that we were able to access internally is included within Appendix A.

1.2.2 We were not permitted to undertake any intrusive investigations and no steps were taken to expose elements of the structure otherwise concealed or to remove surface finishes.
1.2.3 We were not permitted to make arrangements for specialist surveys of the drainage installations, the water distribution systems, the mechanical systems or the electrical systems or for these to be tested by a specialist.  We have however, made recommendations where elements are either suspected or were found from a visual inspection to be obviously defective.

1.2.4 Our report seeks to comment on the defects and shortcomings with the structure, fabric and external appearance of the buildings. We have not commented in respect of the standard of fit out or provisions within the retail units as under the terms of Leashold agreements, we believe such to be the responsibility of any Tenant in occupation. We have however, commented in general terms in respect of the provisions within the residential units inspected as we understand that via the relationship with Thrive Housing Association, these remain in the public domain.
1.2.5 This Report has been prepared for the sole use of Three Rivers District Council.
1.3 Information Provided 

1.3.1 Prior to our inspections we were provided with Lease Demise Plans of the North and South blocks forming South Oxhey town centre.
1.3.2 If any other information is made available this could affect the conclusions we have reached in this Report.

1.4 Date of Inspections
1.4.1 Our inspections were completed on 12th, 13th and 14th October 2011. The weather at the time was overcast with occasional rain showers.
1.4.2 Our inspections were undertaken by Dudley Cross and David Bridges on behalf of Lambert Smith Hampton.
2.0 GENERAL OVERVIEW
2.1 Existing Condition in General 
2.1.1 South Oxhey town centre comprises a post war development of mixed use, ground floor retail units and residential flats and maisonettes above. The development is of a design relatively typical of the period.
2.1.2 We understand that some years ago, the properties were subjected to a degree of modernisation and alteration. The properties all benefit from pitched roofs which we understand are not original and the original method of circulation and access to the upper levels has been amended with previous internal walkways being decommissioned and external staircases added.

2.1.3 The area can be divided into two distinct parts divided by Prestwick Road comprising the main town centre and an area leading to Carpenders Park railway station. The area adjacent to the station comprises of single storey retail outlets which are constructed via solid masonry with concrete flat roofs.

2.1.4 The main town centre area comprises of two “U” shaped blocks containing retail units at ground floor level and residential accommodation on three upper levels and two further, rectangular shaped units containing residential accommodation on three levels. Adjacent to the South block is a large, open car park which is provided with a number of “lock-up” style domestic garages. We understand that a significant number of the garages are used by the retailers for storage purposes.
2.1.5 The area currently presents in poor condition; an obvious lack of financial investment is manifested in the presence of derelict, redundant and defective structures and the out-dated visual appearance of the properties. 

2.1.6 Aligned with the visible lack of investment, whilst arguably subjective there is a tangible impact reflective of the quality of Tenant within both the retail and residential accommodation. In order to maintain occupancy rates within the retail units we understand that rental levels have been set at an artificially low level. Whilst this insures against void rents and empty units the quality and character of the Tenant is representative of the low rental being charged and a large number of discount style outlets are present.
2.1.7 The majority of residential units are occupied by Thrive Housing Association; in areas a build-up of Tenant’s articles and general rubbish is present upon the external walkways and internal stairwells reflecting an overall lack of pride and ownership in the properties.

2.1.8 Little by way of routine, planned or reactive maintenance appears to have been undertaken and there are a number of urgent repairs necessary which would immediately uplift the appearance of the area as well as remedy defects present and improve the condition of the properties.
2.1.9 We have sought below to look at the defects and shortcomings of both areas in greater detail.
3.0 STATION APPROACH 
3.1
Existing Condition

3.1.1 The area comprising Station Approach is isolated from the remainder of the town centre by virtue of being located to the East of Prestwick Road. The area accommodates a detached bank building with residential accommodation above, eight single storey retail units, a vehicle workshop and sales forecourt and a separate filling station.
3.1.2 The properties are arranged around a vehicular horseshoe which accommodates a taxi rank and a vehicle drop-off point for Carpenders Park railway station.
3.1.3 Annexed to two of the retail units are former public conveniences which have previously been demised to the adjacent retail outlets. To Unit 5 a retail style shopfront has been constructed to the previous convenience whereas the convenience adjacent to Unit 4 retains the previous entry doors and shutters to the now redundant and decommissioned facility. The facility is currently in use as cold storage by a florist in occupancy in Unit 3.
3.1.4 At the entrance to the approach, the bank building is of a modern design with elevations finished in a dark brick masonry construction. By virtue of the modern design the building is almost divorced from the remainder of the area and does not reflect the appearance of the adjacent retail units. In this regard, we would highlight little by way of defect requiring remedial attention.
3.1.5 Units 1 - 4 are located to the North side of the vehicle horseshoe adjacent to an access to a hard surfaced car park to their rear. The units present in poor general condition; there is a different style of shopfront and signage to each of the outlets which form a dry cleaners, dentist, florist and electrical hardware outlet. The florist has installed a large, canvass blind whilst the electrical wholesalers is utilised more as a storage facility than a retail outlet and in this regard, security shutters are constantly closed on two thirds of the shopfront.
3.1.6 Adjacent to the electrical hardware outlet is the entrance to the former public conveniences; the double entrance door has been secured with galvanised steel sheeting and outdated signage relating to the closure of the conveniences remains.
3.1.7 The rear of the units presents in a variety of appearances where original storage yards have been adapted and altered to the requirements of the Tenants. Certain of the open storage areas are provided with galvanised steel palisade fencing whist the rear boundary to others is formed via masonry walls to extended sections of the units constructed upon the former open areas.

3.1.8 The units are constructed with solid masonry cross walls and are provided with a parapet upstand finished with a concrete coping at roof level. The concrete copings are generally perished and we understand that the existing asphalt covering to the concrete roofs leak in a number of locations.
3.1.9 An open air car park is provided to the rear of the units. The use of the car park is free for up to two hours and is subject to charge thereafter. The car park is surfaced with tarmacadam and is provided with flood lighting however, the general appearance is poor. Landscaping to the perimeter is overgrown and boundary fencing comprises of a variety of timber panel fence styles to the West elevation where residential properties are located adjacent to the car park; in almost every instance the fencing is damaged and requires replacement or significant repair. 

3.1.10 Boundary fencing to the North and East is provided via a combination of armco barrier and chainlink fencing to adjacent railway property. The fencing is in poor condition and the verges and adjacent areas are significantly overgrown.
3.1.11 Units 5 – 8 reflect a similar appearance although it would appear that the roofs to the properties may have received some prior repair as the concrete coping stones have been previously replaced. Unit 5 has been extended to encompass the former public convenience but in this instance, unlike the units to the North side of the approach, a conventional shopfront has been installed. The remaining units form a Chinese restaurant, travel agency and aromatherapy outlet.
3.1.12 The signage and shopfront design again, differs across each unit and the opening hours of the Chinese restaurant are such that the security shutter remains closed for most of the day.

3.1.13 We could not obtain access to the rear of the units but understand that an open garden area is utilised by the Chinese restaurant for the growing of produce.

3.1.14 There is an external, landscaped area between Unit 5 and the adjacent railway property; the area is significantly overgrown.

3.1.15 At the Southern exit from the horseshoe is a vehicle workshop with adjacent sales forecourt. The workshop is set back some distance from the adjacent retail units and the visual impact of such is subsequently, diminished. The workshop comprises of a dual height, single storey, rendered masonry building with large vehicle entrance doors. To the front of the site forming the Southern corner of the bell mouth to Station Approach is a large, tarmacadam surfaced forecourt utilised for the display and sale of used cars. 

3.1.16 The forecourt is bounded by a masonry dwarf wall with galvanised steel railings above.
3.1.17 The centre of the horseshoe is formed via a block paved hardstanding which contains a small amount of street furniture, small trees, flood lighting and a shelter for awaiting taxi passengers. The hardstanding forms a taxi rank and to the Southern side, short term parking bays are provided.
3.1.18 The hardstanding area is functional but uninspiring. Many of the small trees have died and have not been replaced. Areas of the surfacing are slumped and dissimilar following previous works and the taxi shelter is solar degraded and subject to a minor amount of graffiti.
3.2
Maintenance and Repair Proposals
3.2.1 In respect of proposals to solely address the maintenance and repair of the area, it is fair to comment that Station Approach presents in a much better condition that the main town centre. The pseudo micro-climate of the area is suited to the retail outlets situate in this location which benefit from the pedestrian footfall of the public utilising the station and the ability to park vehicles in close proximity for a short period of time without charge.
3.2.2 Looking firstly at the retail units, we would propose that the existing roof coverings are replaced. The existing asphalt coverings are slumped and blistered and leak in a number of instances. In addition, whilst parapet repairs appear to have been undertaken to Units 5-8, the parapet walls to Units 1-4 are in poor condition with cracked concrete coping stones, spalling brickwork and friable mortar evident. The roof coverings should be repaired with a high performance roofing overlay which should extend up and over the parapet walls following repair. 
3.2.3 The replacement roofing system should incorporate the introduction of insulation above the existing asphalt waterproofing; this will improve the thermal performance and efficiency of the units concurrently with addressing the shortcomings in the condition of the existing roof coverings. The roofing work should also seek to amend surface water drainage so that such discharges externally to the properties; the works should be specified to achieve a twenty five year guarantee against failure.
3.2.4 Whilst it could be argued that the interior of the retail units is not the responsibility of the Landlord, it is evident from our inspections that a number of alterations and adaptations have been completed to the electrical installation within the units; from our inspection we would suspect that these works have not been completed by qualified personnel and have not obtained appropriate NICEIC certification. We would subsequently, propose that updated electrical supplies and sub-distribution are installed to each of the units to remove safety concerns associated with outdated and potentially unsafe wiring installations. This would also allow the installation of smart metering to assist with the efficient use of electricity.
3.2.5 Turning to the surrounding area, maintenance works to address the appearance of the area to be considered include the replacement of all dead and damaged trees to the public hardstanding area and the replacement of the pedestrian shelter to the taxi rank. Fencing to the perimeter of the car park to the rear of Units 1-4 should be replaced to include that which is currently erected by the occupants in the properties to Prestwick Road and that forming the boundary with the adjacent railway land.

3.2.6 The condition of landscaping generally should be addressed to include the cultivation of all areas to the perimeter of the car park and adjacent to Unit 5. Small trees should be pollarded and all areas tidied.

3.2.7 Minor repairs to the car park surfacing should be completed to remove all significant loosely graded areas and fill all pot holes.

3.3 Minor Improvement Proposals
3.3.1 The above proposals will have a minimal impact upon the visual appearance of Station Approach insofar as the shortcomings in respect of dead or overgrown landscaping will be addressed however, beyond this the visual impact of the works will be minimal. The Tenants within the retail units will benefit from the roofing and electrical works however, the benefit to the wider public will be minimal.

3.3.2 The area of Station Approach is relatively well illuminated however, lighting levels would benefit from improvement; this would particularly improve the area during the hours of darkness where feedback from those in the community indicated a feeling of vulnerability using the area at night.

3.3.3 In conjunction with the above proposals, the introduction of widespread CCTV would also increase the security of both the retail units and vehicles parked in the area and may lead to an increased use of the car park area to the rear of Units 1-4 where opinions were expressed indicating a reluctance to use the area in hours of darkness.
3.4 Major Improvement Proposals

3.4.1 The area of Station Approach differs from the remainder of the town centre area as the properties under consideration are exclusively of a retail nature and there is no residential accommodation to consider. The properties are also all of single storey construction with good perimeter access allowing more substantial works to be completed in isolation from adjacent areas at a lower level of financial investment.
3.4.2 The former toilet accommodation adjacent to Unit 4 is currently used as a lock-up store by the florist within Unit 3. The previous toilet accommodation adjacent to Unit 5 has been adapted to form an additional area of retail accommodation and has been provided with a conventional shopfront; this presents a more balanced and improved appearance to the arcade. Whether sufficient demand for an additional unit exists is a question to be answered however, the location of the toilet accommodation adjacent to entrance to the station would be ideally suited to a small newsagent/confectionery style outlet and we would suggest that to introduce some uniformity to the bank of shopfronts, consideration should be afforded to converting the former toilet accommodation into a further, retail outlet.
3.4.3 In conjunction with the above suggestion of introducing an element of uniformity to the area, whilst it is recognised that retailers will all wish to present and market their premises individually and in many instances, this provides a degree of visual attraction to a shopping parade or High Street, in Station Approach the size and style of shopfront differs considerably from outlet to outlet with a common element comprising projecting masonry cross walls and parapet detailing.
3.4.4 There are a number of different treatments to the rear of Units 1-4 which present poorly. In two instances the properties have been extended and the rear boundary is formed via the external rear wall of the property. In the remaining instances palisade fencing has been erected to form a secure external area to the rear of the property. The appearance of the rear and part side elevation is subsequently, not consistent and where the properties benefit from palisade fencing, the overall appearance of the area is dependant upon the tidiness and use of the external yard. 
3.4.5 In order to introduce an element of uniformity to the arcade and improve/uplift the overall appearance of the area we would propose that the units are overclad in their entirety to include the extension of the two units benefiting from external yards and the replacement of all shopfronts. Tenants will still be at liberty to install bespoke signage to their own design however, this would be controlled to a degree by the uniformity introduced by the over-cladding.

3.4.6 We would propose to install over-cladding of a profiled steel design; the benefit of which in addition to the improved appearance of the properties would be the incorporation of insulation. The insulation would, as with the proposals at roof level, increase the thermal performance of the units and reduce energy requirements.

3.4.7 In conjunction with the energy efficiency of the units, whilst this is arguably a consideration for the Tenants, we do not believe that there is any gas installation to the units and that all heating is via electrical means.

3.4.8 We would propose that consideration be afforded to the installation of photovoltaic panels at roof level which could be used to harness solar energy and offset the electricity charges associated with heating the water and general space within the units.

3.4.9 We do not consider that any further improvements to the public area are necessary, the horseshoe style drop off/taxi rank arrangement with short term parking for private vehicles appears to function effectively and if the shortcomings with the landscaping are addressed, the current surfacing should remain functional for a considerable period.
3.4.10 We have not suggested any works in respect of the car workshop/retailer. We consider this to be a separate entity which provides a service to the local community at an appropriate level of pricing and from our studies, appears to be popular and well used. The outlet presents in good condition and the open nature of the vehicle hardstanding in difference to a parade of further retail units forms a break in the fenestration and streetscape at the entrance to Station Approach.
4.0 TOWN CENTRE - NORTH & SOUTH BLOCKS 

4.1 Existing Condition
4.1.1 The Town Centre of South Oxhey is principally formed by two “U” shaped blocks of mixed retail and residential use. The multi-story blocks extend to up to four storeys in height with vertical and horizontal access to upper levels principally being provided by a network of external walkways.

4.1.2 The buildings are relatively typical of a post war development and combine retail use at ground floor level with multi-storey, residential accommodation above. The development is reflective of the date of construction, vertical access is restricted to staircases with no lift provision, parking provision for residents’ vehicles is minimal, the residential access in general is external. All of the design factors reflect the influence of both the era and the community style ethos adopted at a time when housing stock was minimal and the integration of communities in volume housing was a positive aspiration.
4.1.3 The materials utilised in the construction of the buildings is also typically reflective of the period of construction although it is acknowledged that a degree of modernisation has been completed and not all aspects are original. Asphalt covered projecting concrete walkways, solid masonry walls, projecting concrete window surrounds, recessed and projecting balconies are all typical design details of the period which are now outdated and consequently, are contributing the decline of the buildings in both a physical and social manner.
4.1.4 The buildings and immediate surrounding area present in poor condition, there are many defects evident which illustrate a previous lack of investment in routine maintenance, repair and modernisation. In certain instances the lack of investment can be attributed to a degree to be a direct reflection of the quality of the properties and the ultimate potential yield which can be obtained from such. In other instances however, the lack of investment appears to reflect a conscious decision against sustaining and maintaining the buildings.
4.1.5 A significant amount of backlog maintenance is deemed necessary to uplift the properties and the area to a current, modern standard. These works will however, only seek to repair the defects currently evident and will render the properties in good condition, but remaining in a configuration and situation reflective of the requirements when designed and constructed. 
4.1.6 If the buildings are to remain in use for a further period in the region of twenty five to thirty years, considerable investment, improvement and modernisation will be necessary to rejuvenate the area and prevent the onset of obsolescence in a once thriving town centre area.

4.2 Maintenance and Repair Proposals
4.2.1 Prior to addressing the issue of modernising the buildings, a significant amount of backlog maintenance is required to be completed.  Works are necessary to address the following defects currently evident;

4.2.2 The residential properties benefit from a combination of dual and mono pitched roofs. We are advised that the pitched roofs are not an original feature and were installed at some time after original construction. Where it was possible for us to inspect the void beneath the pitched roofs, we were unable to locate any significant amount of insulation; in seeking to address the thermal performance of the buildings we would propose that all roof voids are insulated at ceiling joist level.

4.2.3 In conjunction with the consideration of heat loss through the roofs of the properties, we have reviewed the issue of heat loss through the external walls and windows to the buildings. Around sixty percent of the external walls are of solid masonry construction, supplemented by cavity masonry construction to the remainder. Where inspected, we could identify no insulation in the cavity brickwork and we would subsequently, recommend the installation of such as a priority.
4.2.4 The configuration of the properties introduces a balcony to the head of all of the retail units. Surface water from the pitched roofs to the residential units drains onto the balconies which subsequently, drains via downpipes located internally within the retail units into the below ground drainage system. A number of instances of recurring leaks were identified in the retail units and we would propose that the drainage is amended to discharge externally to the retail units to eliminate any further instance of this common defect.

4.2.5 External walkways and balconies to the residential properties are formed in concrete which has been provided with asphalt waterproofing. The asphalt waterproofing is solar degraded, has slumped to the perimeter and a number of blisters and cracks are evident. Minimal routine repairs appear to have been undertaken to address the defects evident in the asphalt and consequently, there are a number of instances of water ingress as a result. To address matter of maintenance, we would suggest that the asphalt is repaired and the asphalt is provided with an overlay to prevent further water ingress.
4.2.6 In certain areas, walkway tiles have been provided to the balconies; the walkway tiles will require removal to facilitate the asphalt repair/replacement works. We suspect that the tiles may contain asbestos and the appropriate testing and measures should be employed in the removal of these elements.

4.2.7 Replacement kitchens and bathrooms have been installed in the majority of the residential units. Where the replacement units have been installed, the original lead pipework has been cut into and new pipework sections have been adjoined. We would recommend that the plumbing situation is reviewed globally and that all lead waste and feed pipework is removed.

4.2.8 Whilst we could identify no evidence of defects to the below ground drainage installations, we were advised by certain Tenants of issues with the installation and we would subsequently, recommend that a full survey of the below ground drainage installation is completed.
4.2.9 In a number of locations, amendments to the surface water drainage have been completed previously. Rainwater goods comprise a variety of cast iron and uPVC sections and many joints are leaking and sections of guttering are missing resulting in water ingress and leaks to the surface of the external walls. We would recommended that the reainwater goods are overhauled and replaced in their entirety.

4.2.10 There is a basement/cellar to Unit 7, St Andrews Road; to our knowledge this is the only basement within the properties under consideration. The basement is constantly flooded and the Tenant is obviously, concerned as a consequence. We further understand that the incoming electrical supply for this unit and the residential units directly above, (which are in private ownership) is located within this basement. We would propose that as a matter of urgency, the basement is drained and all flood water is pumped out. Further to this action the cause of the flooding is required to be established and appropriate remedial measures employed.
4.2.11 Whilst the cost attributable to the above activities is significant, we believe that such will only address issues of backlog maintenance and routine repair which should arguably, have been addressed previously. The completion of these works will undoubtedly result in an improvement to the area for both occupants and visitors alike and will remove certain of the safety concerns currently applicable to the units. The works will not however, significantly enhance the visual appearance of the area or improve to a noticeably degree, the way in which the space and area impact upon those using such.
4.3
Minor Improvement Proposals

4.3.1 Building upon the works of essential maintenance, we have sought to identify areas of minor improvement that will visually enhance the area and will improve the use of such for all occupants and visitors without the requirement for significant investment or major infrastructure change.
4.3.2 Windows to the buildings comprise a variety of the original, metal Crittall windows and various designs of low quality replacement uPVC units. Certain of the uPVC units have been installed within an uPVC sub-frame, certain have been fitted to the original metal, Crittall framing.

4.3.3 Without exception, at the upper floor levels all windows have been fitted within a projecting concrete surround which forms the lintel and cill detail. The concrete surround spans the entire width of the external wall and acts as a cold bridge allowing the introduction of condensation and damp into the buildings at all points. The replacement uPVC windows are generally of low quality and require replacement however, we would propose not to simply replace the windows on a like-for-like basis. To prevent the re-occurance of cold bridging we would propose the installation of an insulated frame/surround which would envelope the existing concrete framing in addition to replacing the double glazing. This measure will significantly improve the thermal performance of the external elevations and will remove the significant number of instances of condensation within the properties.

4.3.4 The balconies to the residential properties are provided with a parapet wall in a number of instances. The parapet wall extends to 1000mm above the finished level of the balconies which is not compliant with current Building Regulations however, it was compliant at the time of construction. Whilst the height of the parapet is not of significant concern, it was noted that a number of residents were using the parapet coping as a surface to install planters and decorative elements. This presents a significant hazard to pedestrians below should the planters become dislodged in high winds or by any other means. To address both issues we would recommend the installation of a supplementary steel railing to the head of the parapet capping; this would both increase the effective height of the boundary parapet and would prevent the storage of any articles on the parapet wall.

4.3.5 Gas distribution pipework serving the residential properties is surface mounted to the external wall of the buildings at high level. The pipework is significantly corroded and appears to have been a retro-installation at some time after the properties were originally constructed. The condition of the pipework is such that we believe wholesale replacement will become necessary from a safety perspective within the next five to ten years. We would subsequently, recommend that these works are completed at this time and that replacement pipework should be routed to run internally within the residential units. We appreciate that this will involve significant modification of the units and that by replacing the pipework on a like for like basis externally, a lifespan of circa 30 years could be achieved however, in addition to exposure to the elements, the external pipework is unsightly and by installing such internally, the premature decay of the pipework will be eliminated in addition to improving the appearance of the properties.
4.3.6 We were granted access into a small sample of residential properties. From our inspections and subsequent investigations we were able to ascertain a number of items of maintenance requiring consideration. These items may be the responsibility of Thrive Housing Association however, we have raised such at this time for consideration. We have not addressed any concerns in respect of finishes in the units and have addressed our comments solely in respect of the structure and service installations.

4.3.7 It is recognised that many of the gas boilers in the properties have been replaced previously however, we do not believe that the boilers installed are the most efficient installation possible and we would subsequently, recommend a programme of wholesale replacement. We also noticed that where some boilers are installed within kitchen areas, these are not sufficiently vented and we would subsequently, recommend that a programme is completed to ensure that all areas where boilers are installed are correctly vented.

4.3.8 The electrical installation within certain of the residential properties presents a significant cause for concern. It became apparent during our investigations that in certain instances, the electrical installation for a number of residential properties is provided via sub-distribution from an incoming supply located within the retail accommodation at ground floor level. This situation provides the opportunity for a residential Tenant to trip and effectively disable the supply to the retail unit and vice versa. We do not believe that this practice is widespread but is evident in some instances.

4.3.9 We would further comment that where we reviewed wiring in one residential unit, outdated twin and earth cabling was identified and the last completed test of the installation appeared to be out of date.

4.3.10 We would subsequently, propose that new electrical supplies are provided to each individual residential and retail unit including the installation of Smart Metering to assist in the reduction of energy usage.

4.3.11 The internal environments within the existing stairwells is very institutional and unwelcoming. Floor finishes are hard surfaced and lighting is poor. Many Tenants currently store cycles, plants and bulky items within the stairwells which present a fire risk and contribute to the feeling that the stairwell is merely an extension of the external walkway. We would propose that the environments are uplifted to include the installation of carpet finishes and that all items stored by Tenants within the stairwells are removed and the area is effectively policed to ensure no repeat build-up.

4.3.12 We would also propose that in conjunction with external works detailed elsewhere, cycle storage facilities are installed to provide a secure facility for the storage of Tenant’s cycles, eliminating the requirement for the storage of such within the stairwells.

4.3.3 St Andrews Road was previously a two way vehicular thoroughfare. The road has previously been limited to pedestrian use only and vehicular traffic is no longer permitted. Certain of the retailers on St Andrews Road cite a lack vehicular traffic as a reason for poor trading performance. Whilst we would not concur wholly with this reasoning, we believe that there is scope to consider the re-introduction of vehicular traffic to St Andrew’s Road but to a limited degree.

4.3.4 We would propose that consideration is afforded to forming a vehicular access from Bridlington Road and the establishment of short stay parking bays within the centre of St Andrews Road. We do not consider that the access should extend as far as Prestwick Road in an attempt to prevent such from being used as a “short cut” however, the re-introduction of short term parking may assist elderly residents and increase the use of certain retail outlets in this area.
4.3.5 In a similar manner to Station Approach, improvements in lighting levels and the introduction of monitored CCTV would firstly, improve the appearance and safety of the area during hours of darkness and would secondly, improve the security of people using the area during the evening.
4.4
Major Improvement Proposals

4.4.1 The works detailed in the previous two sections address issues of maintenance and minor improvement which will undoubtedly extend the usable life of the properties however, further constraints and compromise in respect of the use and appearance of the properties exists as a result of the original design of the buildings and the fact that demands from the retailers and residential occupants differ significantly now from the time when the properties were constructed.
4.4.2 The issue of obsolescence is extremely pertinent to the properties at South Oxhey and in order to ensure that the buildings are equipped to be of continued use and functionality for a period to come, major improvement is considered almost essential. We have identified the following areas of major improvement for consideration.
4.4.3 In conjunction with amendments to parking arrangements and vehicle circulation to the rear of the properties detailed in section 5.3 below, the appearance of the rear of the retail units is very poor. The treatment to the rear of the retail units varies significantly; many of the units were provided originally with enclosed service yards, certain of the yards have been opened-up to form parking areas, certain have been fully enclosed to form extensions to the properties and certain remain as enclosed stores. 
4.4.4 We would question whether all of the alterations have been completed with the benefit of planning consent and a variety of treatments and appearances prevail. We would propose that the situation is regularised by the construction of rear stores to all properties. We appreciate that this would require changes in Leases and undoubtedly result in debate in respect of the necessity for such or rental income to be charged on the additional floor area created however, the only way in which a consistent and uniform appearance can be achieved in this location will be via the construction of consistently sized units at the rear of the retail units.
4.4.5 A large storage building with pitched roof and part mezzanine floor is located to the rear of 7 St Andrews Road. The storage building also contains redundant toilet accommodation. The building is in poor condition and extends significantly from the buildings adjacent. Options exist to take down and re-build significant portions of the storage building however, in view of how such is being currently utilised we would recommend that the storage building is demolished and is replaced by a smaller building in keeping with the size of similar, adjacent units.
4.4.6 We understand that the building remains following previous occupation by Sainsbury’s however, the current Tenant is not using such to capacity and we believe that there is a possibility to install a degree of regularity upon the streetscape by reducing the size of the property in lieu of undertaking significant repair works.
4.4.7 Access to the residential units is via external staircases in each instance. When the properties were constructed originally internal staircases were provided between ground and first floor level which were located adjacent to apertures within the retail premises at four locations within each block.
4.4.8 The staircases have been taken out of service previously and we assume that this was due to security requirements and to prevent the flow of pedestrian traffic to the rear of the retail units. Where certain of the staircases have been decommissioned the space has been converted into retail and residential accommodation.
4.4.9 Any attempt to provide internal access to a provision as previously removed will therefore, require that certain retail and residential units are adapted to secure sufficient space. It should also be noted that due to changes in level within the upper floors, level access can only be achieved to a maximum of four dwellings per lift location. 
4.4.10 One of the principle constraints on the accommodation in it’s current form is the requirement to access the residential accommodation via external walkway. To a degree, this renders the provision of internal access from ground to first floor level irrelevant as it would still be necessary to exit the lift to an external walkway prior to accessing any of the residential units. To install a covered walkway in this area is a significant piece of work however, in consideration of improving the condition of the building for the residents we consider that such is feasible.
4.4.11 We have examined a number of options for consideration, the principle of which being the requirement for the existing structure to accept the loading that any enclosure would impose upon such. We would therefore, propose that any enclosure is formed via a lightweight steel and glass structure which could be extended in locations to obtain support from ground floor level as well as the existing structure. 
4.4.12 The installation of an enclosed walkway would significantly alter the appearance and impression of the properties and would result in a quantum upgrade in the standard of accommodation. It would also impose a requirement to introduce new finishes and services into previous external areas which would ostensibly become internal accommodation.

4.4.13 In addition to the items detailed above, the retailers attracted to the units are undoubtedly influenced by the size of the accommodation available. We would recommend that consideration be afforded to the potential to merge adjacent retail units to provide larger premises which may be attractive to retailers requiring larger floor areas than those currently available.
5.0 PENNARD HOUSE AND LUFFENHAM HOUSE
5.1 Existing Condition
5.1.1 Adjacent to both the North and South blocks to the rear service roads are three storey residential blocks; the front entrances to the blocks are located upon the service roads and the rear of the properties fronts on to Fairfield Avenue and Oxhey Drive.

5.1.2 The properties are purely residential and supplement the accommodation within the main North and South blocks.

5.1.3 The condition of Pennard House and Luffenham House is comparable with the North and South blocks however, they arguably present a better appearance largely due to their isolated configuration and the fact that all access to the residential units is via internal stairwells.
5.2 Maintenance and Repair Proposals
5.2.1 The defects and requirements for backlog maintenance identified at Pennard House and Luffenham House are consistent with those previously identified to the North and South blocks. 
5.2.2 The replacement of gas distribution pipework, installation of replacement electrical supplies and Smart Metering, removal and replacement of lead pipework, replacement of windows and doors and the replacement of rainwater goods are all requirements consistent with the North and South blocks.
5.2.3 It should be noted that the window detailing to these blocks differs from the North and South blocks insofar as there is no projecting concrete surround. Brickwork to the head of the windows does however, appear to have been subject to remedial works previously which is evidence by dissimilar brickwork and mortar pointing. 

5.2.4 Due to the low quality of the windows evident and the fact that whilst the cold bridging defect is not consistent with the North and South blocks, we consider that the replacement of the windows is necessary although this could be construed as improvement rather than essential repair. 
5.3 Minor Improvement Proposals
5.3.1 There is a current circulation conflict on the service/access road to the rear of the properties between delivery vehicles serving the retail premises and vehicles belonging to residents. 
5.3.2 Adjacent to the front entrance of both Luffenham House and Pennard House are concrete hardstanding areas which have been provided with communal washing line facilities and refuse stores immediately adjacent to the buildings. The hardstandings are not used for the designed purpose and the refuse stores are in a poor state of repair with collapsed brickwork. 

5.3.3 As the hardstandings appear to be largely redundant we would propose that these are converted to provide additional parking facilities; this will require levelling of the ground in this location however, the creation of parking bays will substantially reduce the number of vehicles parked on the service road and improve the circulation and access for both residential and commercial vehicles.
5.4 Major Improvement Proposals

5.4.1 With the exception of the access improvements for vehicular traffic detailed above, we have proposed no further major improvement works to these blocks.
6.0 EXTERNAL AREAS 
6.1 Existing Condition
6.1.1 We have largely addressed issues concerning the external areas immediately adjacent to the buildings detailed above in conjunction with works previously proposed however, in summary we would comment that the external areas currently are largely devoid of any colour or softening and despite the presence of some minimal street furniture, do not enhance the buildings set within them or present an inviting appearance to encourage access into the areas concerned.
6.1.2 In general, we have proposed improving external lighting levels and installing CCTV to improve security and safety in the areas; detailed below are further consideration in respect of specific areas not previously covered.
6.2 Maintenance and Repair Proposals
6.2.1 The external areas are general in fair overall condition and with the exception of items addressed previously, are free from significant defect. 

6.3 Minor Improvement Proposals
6.3.1
The external areas throughout currently principally comprise of hard surfaces between buildings and very little more. The areas are used for circulation and access and whilst performing this function, contribute little positively to the overall aesth
etic appeal of the area.

6.3.2 In addition to the works previously proposed, we would recommend the installation of a number of small trees and seating areas within St Andrews Road Prestwick Road to soften the relationship between the horizontal and vertical hard surfaces and generally improve the attractiveness of the area.
6.4
Major Improvement Proposals

6.4.1 Car parking is provided in the area adjacent to Bridlington Road and is further provided on site of the Bridlington Road. We have proposed the introduction of short term parking bays to St Andrews Road and allied to this we would suggest that consideration is afforded to re-engineering the car park adjacent to Bridlington Road to stagger access and egress from Bridlington Road to Oxhey Drive and effectively, divert the junction of Bridlington Road with Oxhey Drive from the current location to a location discharging onto Henbury Way.

6.4.2 There are a number of small domestic garages between Henbury Way and Bridlington Road, a number of which are used by the retailers in South Oxhey for storage purposes. We would propose that the existing garage provision is demolished and a smaller provision is re-provided perpendicular to the existing, backing onto Baden Hall and the Public House.

6.4.3 A re-engineered parking solution including landscaping and open lawned area could then be introduced in the location of the current parking area.

7.0 SUMMARY OF COSTS
7.1 Detailed within Appendix C is a full and detailed breakdown of all anticipated costs in conjunction with the works proposed within the foregoing report. We have however, summarised these costs below on the basis of the work categories;
7.2 Maintenance and Repair Proposals:

£1,023,000
Minor Improvement Proposals:

£4,045,000
Major Improvement Proposals:

£5,935,000

Sub-Total:



£11,003,000
Contingency Provision @15%:

£1,650,450

Professional Fees @ 17.5%:


£2,214,354

Total:




£14,867,804 (Say £15,000,000)
7.3 VAT at the prevailing rate will be applicable to the cost of the refurbishment works and associated fees.
7.4 In addition to the costs detailed above, further significant costs must be considered which cannot be quantified at this juncture. Further costs to be considered include;

The provision of temporary residential accommodation
The provision of any temporary retail accommodation and associated fit-out

Decanting and relocating residents and retailers
Payments by way of compensation
Payments by way of compulsory purchase

8.0 RISKS/ISSUES

8.1 In reviewing the works proposed we would raise a number of pertinent risks and issues associated with such.

8.2 In order to complete works deemed as essential maintenance to the residential accommodation, we have identified that new gas distribution and electrical supplies are required to be installed. These works will effectively render the properties uninhabitable for the duration that services are not available. We have proposed the installation of completely new systems and in this respect, in considering the works proposed there is a possibility of providing a new installation whilst maintaining the existing provision; this would mean that the period where services are unavailable would be minimal and would be limited to the timing of a switch over however, there would nonetheless be a period of downtime.
8.3 Allied to the replacement of services the works proposed to replace windows, renew boilers and install enclosures to covered walkways would also require access to the residential dwellings. 

8.4 It is envisaged that the works cannot be properly completed with the existing residents in occupation and subsequently, there is a requirement to decant the existing residents for the duration of the works. Whilst works would be programmed to concentrate on a single block at a time, this nonetheless introduces a requirement to re-house for a temporary period up to fifty three households at any one time. In addition, the residents will be entitled to compensation for the disruption experienced and this presents a significant financial and logistical consideration.
8.5 In addition to the disruption associated with works to the residential accommodation, to implement any of the major improvement measures proposed, varying levels of disruption will be caused to the Tenants within the retail units. We understand that in preparation for the proposed works, as existing Lease agreements terminate via the effluxion of time, no new agreements are being entered into and Tenants are effectively occupying the properties under the terms of a Tenancy at will. In such cases notice will be able to be served requiring vacant possession of the properties however, for those properties with valid Leases, all elements of disruption will be accompanied by associated compensation claims which require further consideration and quantification.

8.6 In respect of works proposed to install internal vertical circulation to the residential units and rationalise storage provisions to the rear of the retail units, re-negotiation of existing Leases will be required. Negotiations in this regard if valid Leases remain in place could be protracted and incur significant legal costs. 
8.7 Concurrent with this assessment is an investigation into the feasibility of redeveloping the town centre. In considering proposals for wholesale redevelopment of the area it is accepted that subject to the inclusion of an appropriately appealing provision for a large retailer or similar, attracting finance to the scheme from the private sector is a relatively straightforward task. 

8.8 In reviewing the works proposed within this report consideration is required to be afforded to the fact that improvements for retailers will be limited and raising private finance to an extent sufficient to cover the cost of the repairs and improvement elements which solely benefit the residential accommodation is unlikely to be forthcoming from the private sector. The viability of realising the proposals is therefore, a considerable question.
9.0
CONCLUSION/RECOMMENDATIONS
9.1 We have sought to identify the elements of work requiring completion to address all defects and shortcomings evident within the properties forming South Oxhey Town Centre; in addition we have in areas extended this consideration from the physical buildings to address the social factors affecting the area. 

9.2 We have developed proposals on the basis of immediate maintenance considerations, minor and major improvement. It should be recognised however, that the properties under consideration have now been in existence for in excess of sixty years. We have commented previously on the design and facilities provided by the properties and this is reflective of the social and economic factors and trends which influenced their design at the time of construction.
9.3 We have proposed an amount of work which will improve the area in a number of ways however, ultimately the core of the existing properties will remain. We consider that by completing the works proposed the lifespan of the properties can be extended for a period of up to a further twenty years however, the buildings at this time will be approaching eighty years of age and this is a major consideration which should not be overlooked.

9.4 We also consider that there is something of a danger in presenting the options as we have done as this invites the opportunity to select certain elements from the list and discard others. We believe that completing all of the items identified as backlog maintenance is necessary as an absolute minimum and in so doing, whilst the configuration of the properties will not change, the refurbished and updated infrastructure will increase the lifespan of the properties for a period up to twenty years and beyond. 

9.5 The works detailed as backlog maintenance are however, exactly that. We have a concern that if investment is limited to the extent of these works only, whilst the infrastructure will be in place to extend the lifespan of the properties for a considerable period, very little will be seen to have changed in respect of the appearance of the area and continued social decline may consequently, prevail.

9.6 The works will only really address the defects and shortcomings evident as a result of limited investment in the properties in the past. The same social issues facing the area will remain and the overall appearance and general “feel” of the area will be unchanged. A significant investment if only taken this far therefore, has the capacity to achieve limited success and the downward spiral of social decline and ultimate, obsolescence may continue.
9.7 We therefore, consider it essential that in addition to addressing the items of backlog maintenance, a commitment is provided to ensure that the appearance and atmosphere of the area is enhanced and improved in order to ensure that the buildings and the area can be given the opportunity to be functional, vibrant and even inspiring for up to twenty years and beyond.
9.8 We would however, register a concern in respect of the impact of the changes on the demography of the area. As a consequence of the improvements proposed, rental charges will have to increase in an attempt to recoup some of the investment committed. The improved conditions and higher rental charges will ultimately, attract a different profile of occupant and there is a danger that the current issues may simply be “shifted elsewhere”.

9.9 There is a tangible possibility that in completing the works, the associated temporary decant of residential and commercial occupiers will result in certain families and business leaving the area, never to return.
9.10 We believe that we have demonstrated that whilst any refurbishment is subject to a degree of compromise, the existing buildings are sufficiently robust to accept the challenges and demands of current living and could, with appropriate investment, be uplifted to perform to current and future requirements and standards. It must be accepted however, that in retaining the existing properties however much they are improved and enhanced, the core of the buildings will essentially remain that designed and constructed sixty years ago and any solution will be subject to a degree of compromise.
APPENDIX A
Schedule of Properties Inspected Internally

The following retail properties were inspected internally in compiling data for this assessment;
7
The Parade
10
The Parade

35 The Parade

8
Bridlington Road

28
Bridlington Road

5
St Andrews Road

6
St Andrews Road

7
St Andrews Road

12
St Andrews Road

4
Station Parade

5
Station Parade
The following residential properties were inspected internally in compiling data for this assessment;

40 Bridlington Road

41 Bridlington Road
APPENDIX B
Portfolio of Photographs
APPENDIX C
Schedule of Proposed Works
	PROPOSED WORKS

	COST

	STATION APPROACH
	

	Maintenance and Repair Proposals
	

	1
	Replace all roof coverings and introduce insulation. Drainage to be adapted to discharge externally to building
	£50,000

	2
	Install new Smart Meters and Electrical Sub-Distribution to Retail units
	£80,000

	3
	Overhaul landscaping to replace dead trees to public area, trim and cultivate all landscaping to perimeter of car park
	£2,000

	4
	Complete surfacing repairs to car park including line marking
	£6,000

	5
	Replace shelter to taxi rank
	£5,000

	
	Sub-Total
	£143,000

	Minor Improvement Proposals
	

	6
	Improve external lighting
	£45,000

	7
	Install monitored CCTV
	£50,000

	
	Sub-Total
	£95,000

	Major Improvement Proposals
	

	8
	Adapt former toilet accommodation to form additional retail unit
	£30,000

	9
	Extend rear of Units 1 and 4 to form internal storage areas and provide consistent appearance to rear of units
	£70,000

	10
	Rationalise shopfronts and install overcladding to all retail units
	£140,000

	11
	Install PV panels
	£95,000

	
	Sub-Total
	£335,000


	TOWN CENTRE – NORTH & SOUTH BLOCKS, 

LUFFENHAM HOUSE AND PENNARD HOUSE
	

	Maintenance and Repair Proposals
	

	12
	Install insulation within all roof voids
	£50,000

	13
	Install insulation within all wall cavities
	£50,000

	14
	Overhaul and replace rainwater goods
	£80,000

	15
	Redirect all surface water drainage from balconies and walkways to discharge externally
	£90,000

	16
	Install replacement waterproofing the external walkways
	£250,000

	17
	Investigate moisture ingress and repair basement to Unit 7 St Andrews Street
	£60,000

	18
	Remove all lead water and waste distribution pipework
	£280,000

	19
	Undertake CCTV drainage surveys throughout 
	£20,000

	
	Sub-Total
	£880,000

	Minor Improvement Proposals
	

	20
	Replace windows to residential accommodation throughout
	£450,000

	21
	Replace external doors to the residential accommodation throughout, improve lighting and internal environment within existing stairwells and install external cycle storage.
	£915,000

	22
	Install hand railing to parapet walls to balconies
	£40,000

	23
	Replace external gas distribution pipework with new pipework installed internally
	£155,000

	24
	Rationalise alll electrical supplies to both the retail and residential units providing dedicated supplies to each unit
	£295,000

	25
	Install Smart Metering to all residential and retail units
	£140,000

	26
	Install new gas boilers and heating systems to all residential units
	£355,000

	27
	Remodelling of redundant washing areas and formation of parking bays
	£300,000

	28
	Form roadway and parking bays within St Andrews Road
	£650,000

	29
	Improve external lighting
	£250,000

	30
	Install monitored CCTV
	£300,000

	
	Sub-Total
	£3,850,000


	Major Improvement Proposals
	

	31
	Form internal access stairs and install passenger lifts from ground level to first floor level to the residential units
	£2,000,000

	32
	Construct steel and glazing enclosure to external walkways to residential units
	£1,000,000

	33
	Rationalise rear stores/yard areas to the retail units
	£1,000,000

	34
	Demolish large structure to the rear of Unit 7 St Andrews Street and replace with a store of a size consistent with adjacent properties
	£300,000

	35
	 Install PV Panels
	£1,100,000

	
	Sub-Total
	£5,400,000


	EXTERNAL AREAS
	

	Minor Improvement Proposals
	

	36
	Enhancement of the public areas to include the introduction of landscaping and the softening of open areas.
	£100,000

	Major Improvement Proposals
	

	37
	The removal of the lock-up garages and the replacement of such with an open, landscaped area.
	£200,000

	
	Sub-Total
	£300,000


Costs exclude VAT, Statutory and Professional Fees.
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