APPENDIX 4

Jennifer McCrandle on behalf of Moor Park (1958) Ltd


Moor Park Conservation Area

1.0 Introduction

a) Statutory background

1.1s.69 of the Planning (Listed Buildings and Conservation Areas) Act 1990 obliges local authorities to determine which parts of their areas are of special architectural or historic interest and to designate them as conservation areas. 

1.2  Once designated, councils are further obliged (s.71) to formulate and publish proposals for the preservation and enhancement of conservation areas and to undertake public consultation.

1.3 It is the general duty of the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of its conservation areas.

1.4 The Moor Park Conservation Area was designated in May 1995.  Later, in recognition of threats to the character of the area, an Article 4 Direction withdrawing permitted development rights in respect of means of enclosure, hardstanding and rooflights was made by the Council in July 2004 and approved by the Secretary of State in January 2005.

b) Planning background

1.5The Three Rivers Local Plan 1996 – 2011 which was adopted in July 2001 contains the following policies;

C1 (quote)

C6 (quote)

1.6The status of this conservation area appraisal is that it is Supplementary Planning Guidance which is non-statutory but nevertheless a material consideration in planning applications.  This status is unlikely to be affected by the new kind of planning system introduced in 2004. This new system comprises a portfolio of documents entitled local development frameworks.  These documents are currently at an early stage of preparation by the Council. 

1.7This appraisal should be read in conjunction with national planning policy guidance, particularly Planning Policy Guidance Note 15 (PPG 15) – Planning and the Historic Environment.  The content also reflects guidance produced by English Heritage in 2005.

c) Purpose and Format of the Appraisal

1.8To identify the particular characteristics of the Area which justify its designation as a conservation area and which should be preserved or enhanced

1.9To provide guidance to owners: 

1) on appropriate action to preserve and enhance their houses, including advice on changes for which no planning application is required

2) on the Council’s likely response to applications for planning permission

1.10 To identify works of improvement or enhancement which could be undertaken by the  Council or other agencies.

2.0 History of the Conservation Area

2.1 The land upon which the Moor Park residential estate stands was historically part of the ground attached to Moor Park Mansion. Lord Leverhulme, who purchased the mansion and estates in 1919, started the development of 288 acres in 1922 and the development spread south and west from Sandy Lodge Halt (now Moor Park station) until the outbreak of war in 1939. Once the wartime restrictions on building materials were removed in 1954, development along the original lines continued. The Estate Company was wound up in 1958, to be superseded by Moor Park (1958) Ltd, a management company which is operated by the residents to maintain the private roads and open spaces, and to enforce certain restrictive covenants.

2.2  Adjoining but outside the conservation area are old Roman remains around Bathend Clump.

2.3  The site occupied by Northwood Preparatory School, also adjoining but outside the conservation area, was originally the site of the Manor of the More with many historical and royal connections going back to the 11th century.  From the seventeenth century it was rebuilt as a farm before being occupied as a school in 1980.  Many of the former barns and outbuildings now  used as classrooms are Grade 2 listed.
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3.0 Location and Setting

3.1 The Moor Park Conservation Area (see Map 1) is located ….miles south-east of Rickmansworth town centre and is surrounded on three sides by countryside which is designated Green Belt. It is almost wholly residential in character, comprising some…….detached houses.; fronting Main Avenue, and adjacent to the railway station, there is a small shopping parade and ….blocks of flats.  The conservation area boundary includes all the original 1930s houses and covers the whole of the area administered by the Estate Company.

4.0  Summary of the Special Character or Appearance of the Moor Park Conservation Area

Detached houses built in the 1920s – 1930s and set back in spacious surroundings

Many beautiful trees set around magnificent avenues

Open frontages separating gardens from the estate road verges 

Grass verges 

Low walls or hedges

Spectacular views along tree lined roads;

Attractive roads in differing scales;

Many characteristic original features including chimneys and thatched roofs

5.0  Assessment of Special Interest

5.1 The existing development has a special visual quality created by large houses situated on individual plots with high quality landscaping. The layout is characterised by open frontages, low walls or hedges separating gardens from the estate road verges which was a feature of the original design. Existing trees make a special contribution to the character of the area

5.2The conservation area is characterised by its residential composition; almost all the dwellings are owned and occupied by single families who maintain their properties to a very high standard.  In recent years, however, there has been a  trend for existing houses to be redeveloped on their existing site with much larger houses, introducing unwelcome urbanisation and undermining the area’s special interest, which is low  density housing set in spacious landscaping.

1) Architectural and historic character

5.3The conservation area has an historic character and appearance deriving from low  density development planned on a comprehensive scale in the 1930s.  The characteristic building form is of detached two-storey houses with pitched roofs built with good quality traditional materials and set in extensive individual plots

5.4The area contains many good examples of relatively unaltered 1930s houses where their style, detailing and building materials provide the streetscape with interest and variety.  Most importantly, they make a positive contribution to the special interest of the conservation area. 

5.5The area does, however, contain some modern large houses of dubious quality and some older but post-war houses of no quality.
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    2) Thatched roof

2) Landscape and setting 

5.6  Trees are integral to the character of the area.  There are many splendid trees all over the conservation area and these add positively to the special qualities of the area.  Many of the important trees are protected by Tree Preservation Orders.   

(See Map 2: Conservation Area – Protected Trees). 
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5.7The landscape qualities of the conservation area are of huge significance.  The open and generous landscaping adds greatly to the special architectural character of the area by enhancing the architectural clean lines and enhancing the overall sense of space.

5.8 The Estate Company owns and maintains all verges in the conservation area.  (Extend para. to describe the importance of verges).
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5.9There are important views throughout the conservation area and particularly over the open landscape around the adjacent golf clubs (See Map 3: Conservation Area – Important Views).  Key views and vistas include:

· Looking east, west, south and north along Batchworth Lane

· Looking north and south along the railway line from South Approach and adjacent roads.

· All views towards the Mansion especially around Temple Gardens

There are numerous other views important to the character of the area, two of which are illustrated here:
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6.0 Controlling Physical Change

 1) Demolition

6.1Conservation Area Consent is needed for the demolition of buildings and in some cases for the demolition of parts of buildings. The District Council will give high priority to retaining buildings which make a positive contribution to the character or appearance of the Conservation Area. As a guide, the Council will seek the retention of buildings on the estate erected up to 1958 when the original estate company was wound up. 

6.2If the reason for proposed demolition is the poor condition of the building, applications for Conservation Area Consent should be accompanied by a structural survey.

2) Site coverage

6.3 In order to prevent the erosion of open street vistas, construction in front of the existing building line or existing building façade is unacceptable. This includes the construction of replacement garages or the erection of porches.

6.4 In order to  maintain the spacious open character of the estate, avoid over development of plots, and prevent overshadowing and overlooking of nearby properties;

- A minimum of 20% of the site frontage at existing building lines must be kept clear of all development along the entire flank elevations, subject to a distance of not less than 1.5m being kept clear between flank walls and plot boundaries.  Where a corner plot is involved the flank building line will generally be in excess of this figure, dependent on the particular site considerations and relationship with adjoining properties.

  - In cases where the width of existing buildings covers 80% or more of the plot width at the building line, further extension towards the boundaries (or upwards) will not be permitted. 

- Buildings including all outbuildings should not cover more than 15% of the plot area.  The building cover includes any areas at first floor level which overhang the ground floor or any built areas at basement level where these extend beyond the ground floor.

3) Trees

6.5There is a presumption in favour of retaining existing trees and hedges. Many trees on the estate are covered by Tree Preservation Orders (TPOs) (See Map 4). In addition to these TPOs permission is needed to lop, top, or fell all the remaining substantial trees (defined as having a trunk diameter of 75mm or more at 1.5m above ground level) in the Conservation Area. The Council must be informed in writing of proposals to lop, top, or fell trees. No such work shall be undertaken until six weeks notice has been given to the Council which provides an opportunity for the making of a TPO should it be considered appropriate. If a tree is dead, dying or dangerous, emergency work may be carried out. As the onus is on the landowner to prove that the work was necessary, the owner is advised to consult the District Council in advance in such cases

6.6The trimming of existing hedges does not require permission. However, work to a line of trees which was planted as a hedge or boundary which has not been pruned as a hedge will require consent.

4) Roofs
6.7. Roof forms should be duo-pitched as found throughout the conservation area. Deep floor plans are likely to make this difficult to achieve. It should be noted that proposals with a ridge materially taller than those of neighbouring houses are unlikely to be acceptable.

6.8Flat roofs or flat sections to a pitched roof (eg truncating a roof with an artificial ridge surrounding an area of flat roof) reflect a form not in keeping with the traditional design of houses in Moor Park.  

6.9Dormer windows, for good proportions and balance, should appear subservient to the roof and should have smaller windows than the main fenestration (as a guide, not more than two thirds the latter’s height and width). For the same reasons, dormers should be placed well down from the main ridge and designed to be compatible with existing buildings and not to impair the privacy of neighbours.

6.10Eaves and ridge heights of any new development should be in keeping with neighbouring properties.
5) Gates, walls and fences

6.11Planning permission is required for any gate or fence exceeding one metre in height.  This excludes houses fronting Astons Road and Main Avenue which are adopted highways; here the corresponding height is two metres. The open character of the frontages in the Conservation Area is one of its most pleasant features. Planting and soft landscaping is characteristic and will be encouraged in further development. Walls, metal gates and railings will not be considered to be sympathetic as these are likely to alter the area’s appearance. 

6.12For information, frontage fences and walls exceeding ? height are also not allowed under estate covenants. Applicants for development should consult Moor Park (1958) Ltd.

6) Hardstanding

6.13Planning permission is required for any proposal to increase hardstanding at the front of a house.

6.14 Extensive hard surfacing will not be considered to be sympathetic to the open character of the frontages as this increase the urbanisation of the area and hence is likely to alter the area’s appearance. 

6.15 Apart from aesthetic considerations, the provision of extensive hardstanding can give rise to problems of flooding by increasing surface water run-off. One result is that adjoining gardens become waterlogged.

6.16 Areas of hardstanding between the front or side of a house and the road should therefore be no more extensive than is reasonably necessary to park and turn vehicles. A “clover-leaf layout” or similar, will allow planting between the hard surface and the road. In particular, a single access rather than “in and out” drives should be employed except on especially wide plots.  Crossovers at the front boundary line should not exceed 3.5 metres

6.17 Roadside verges are controlled by Moor Park (1958) Ltd whose policy is not to allow further crossovers.

7) Roof lights

6.18 Planning permission is required for any proposal to construct a roof light on the front slope of main roofs.  Such lights are considered an incongruous feature of the area and there will be a presumption against permission being granted.  Elsewhere,small low profile roof lights are recommended provided they are not visible from the road.

8) Basements

6.20 Large basements are not a characteristic feature of the original estate houses and should be discouraged. (Add about giving rise to flooding problems) PPG25 states clearly that the susceptibility of land to flooding is a material planning consideration and that a Flood Risk Assessment should consider any likely sources of flooding , including ground water and surface flow.  The effect of a proposed basement on groundwater movement and possible flooding is therefore a material planning consideration. Any applicant seeking planning permission for a proposal which includes a basement will be required to submit a Flood Risk Assessment.

9) Sub-division of plots

6.21Subdivision of plots in order to create additional dwellings will not be permitted.

10) Flats

6.22The erection of flats will not be permitted.

11) Small Extensions. 

6.23Certain small extensions may be “permitted development” not requiring planning permission. This is only likely to apply to houses that have not previously been extended. Advice should be sought from the Planning Department on the need to obtain planning permission. Planning permission is also needed for any free-standing building (eg garden shed/ greenhouse) in the curtilage of a dwelling if it exceeds a volume of 10 cubic metres.  Acceptable buildings will need to be well designed and of a shape and form that is compatible with their setting.

12) Television Satellite Dishes. 

6.24No satellite dishes may be erected on a chimney, wall or roof slope fronting a highway without planning permission. Elsewhere, one dish not exceeding 70cm when measured in any dimension may be erected as “permitted development”.

7.0Opportunities for enhancement. 
7.1There is potential for further tree planting and soft landscaping as the existing deteriorates.

7.2Historic Building Grants of £500 to £1000 are available from Three Rivers District Council. This grant scheme is intended to promote the repair and restoration of privately owned properties. Work eligible for this grant includes repair to the structure of a building, for example brickwork, timber frame, roofs or windows and restoration of any historical feature. This grant is suitable for householders who are considering replacing any original windows.  It should be explained to householders that they risk seriously devaluing their properties by removing the original features and that thermal efficiency and maintenance issues can be easily overcome.

7.3Potential for new development. There are no vacant sites in this area and, except for extensions, there is no potential for large-scale development.

7.4Schemes will be expected to preserve or enhance the character or appearance of the conservation area in line with Government advice and policies within the current Local Plan.

 








