WELCOME
A welcoming new residential-led
quarter at Cassiobridge.
Welcome to Orion Cassiobridge
Limited’s (Orion) public exhibition
about the proposals for Ascot Road.
We are keen to hear the community’s
thoughts on the proposals. Please
complete a keep-in-touch form
to register for updates during the
planning process.
Orion, a development and investment
company, is leading the development
process. Orion’s projects focus on
regenerating under-utilised land
and buildings to become landmark
destinations, enhancing the

community infrastructure and the
appeal of a neighbourhood.
Orion has a track record of working
successfully in partnership with both
the public and private sectors to
deliver significant projects in joint
venture arrangements. Orion is
also working on the redevelopment
of Gresham House on Clarendon
Road into an office and residential
scheme. In addition to this and
other Clarendon Road opportunities,
Orion is keen to continue to work in
Watford on future projects.

Orion is working with a professional team on the proposals, including:

ESA Architecture

JLL Consulting

JA Consultancy

Capita

Markides Associates

Comm Comm UK

Artist’s impression of courtyard entrance
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THE SITE
A site identified for housing as part of
wider regeneration for Cassiobridge.
The site is located on the northern
end of Ascot Road and falls within
Special Policy Area 6: Western
Gateway, an area identified in
Watford’s Core Strategy.
The site is a brownfield site adjacent
to the forthcoming Metropolitan
Line station and bus interchange
scheduled to open at Cassiobridge.

It is close to Morrisons Supermarket
and Ascot Road Community Free
School, which have both recently
opened.
The current site is unattractive
and not in full use, presenting a
great opportunity to provide muchneeded new homes and kick-start
regeneration in the area.

Timeline
Pre-1960s

May 2016

The site was
originally used for
agricultural land

1960

Printing works
warehouses
were built on
the site

Croxley View/Ascot Road
Masterplan was commissioned
by Watford Borough Council,
which identifies the site due to
its opportunity potential

2000s

The site was
briefly home
to Royal Mail’s
sorting office

Present Day

There is an urgent need for
more homes, particularly
on brownfield sites such as
this. We are designing a new
neighbourhood on the site to
address this demand.

Aerial view of the site with red line boundary
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THE PROPOSALS
Orion is developing plans for a residentialled quarter with excellent transport links. The
new quarter is being driven forward by the
Cassiobridge Station and bus interchange
opening next to the site.
The scheme includes:

Community Benefits:

• 483 much-needed new homes
for the private and affordable
sectors, including fully accessible
units

• New high-quality and much-needed
homes for the local area and local
people

• 35% of the new homes will be
affordable, exceeding Watford
Bourough Council’s policy

• Undercroft car parking for 220
cars

• Cycle spaces for approximately
510 bicycles

• New businesses and employment
opportunities for local people
• Landscaped public realm,
including hard and soft
landscaping.

• Significant economic benefits

• High-quality space creating
new local jobs, including during
construction, contributing to
Watford Borough Council’s target
of 7,000 new jobs by 2031.
Our aim is that 70% of all new
employment on the site should be
filled by local people
• New public realm and
landscaping.

We will work closely with Watford Borough Council, a local housing provider
and local estate agents to market the new homes to people from Watford and
the surrounding areas.
Aerial masterplan of site
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TRANSPORT
The site benefits
from being located in
a highly accessible
area, with established
pedestrian, cycle and
bus routes within close
proximity.
The accessibility will only improve
with the introduction of the new
Cassiobridge Station, which is driving
forward the new quarter. The station
will accommodate Metropolitan
services between Watford Junction
and Central London.
The development will be supported
by a Travel Plan, which will include a
number of measures to encourage
sustainable travel. The scheme
will provide dedicated secure and
sheltered cycle parking and we are
currently discussing the potential
introduction of car club on the site.
We will be submitting a Transport
Assessment with the planning
application, which assesses the
impact of the development and
proposes mitigation strategies where
necessary.

Map showing the site with local transport links and detail
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SURROUNDING LOCAL CONTEXT
The site also benefits
from being located
within close proximity
to a number of local
services, including:
• Food retail, e.g. Morrisons

• Education, e.g. Ascot Road
Community Free School

• Employment, Croxley Green
Business Park
• Leisure, Pumps Gym

• Health, Park End Surgery.

Map showing the site within local context
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LANDSCAPE
The landscape strategy is built around three core values; green infrastructure, connectivity and
home and place-making.
The landscape masterplan has been
developed as a framework with five
specific character areas to create a
hierarchy of different spaces. Each
space establishes a relationship to
adjacent buildings and their edges
within the development:
WOODLAND WALK
• 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.

GATEWAY
• The steps are broken down and organised
in terraces that ascend from street level to
podium garden level
• Transition from hard to soft, which includes
tree planting
• Broad seating steps fronting onto street
level for informal gathering and alfresco
dining.
BOULEVARD
• Tree lined street, shared surface
that provides a visual and physical
connection to the new station
• Predominantly hard, civic space, a
social place to meet and relax.

Landscape Masterplan
COMMUNITY WOODLAND GARDENS
• Native woodland with native trees
and species-rich lawn in mounds that
incorporate play
• Trees and field layers are arranged
to give a pleasant and leafy
woodland feel without compromising
security
• Semi-private space for informal
recreation and relaxation.

GREEN EDGE
• Green edge to the eastern and southern
boundaries
• Create potential habitats with tree and
understorey planting.
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MATERIALS AND PRECEDENTS
A key contribution to the feel of the development will be defined by the material choices. This will
also set the tone for the quality of the development.
The overarching architectural move, will be to use traditional materials in a
contemporary and modern way. Maintaining the classic approach to building
homes, but giving residents a sense of place and community. The brick tone

will be light, with contrasting colour and material elements to breakdown mass
and give elegant proportions.
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NEXT STEPS
Orion will require the contractor to be
part of the Considerate Constructors
Scheme, which ensures the impact of
building works on local communities
is minimised. The Considerate
Constructors Scheme is the national
initiative set up by the construction
industry to improve its image.

phase of the project. We will update
the community throughout the
planning process as well as during
construction.

Construction sites and companies
registered with the scheme are
monitored against a Code of
Considerate Practice, designed to
encourage best practice beyond
statutory requirements.

If you have any questions, please
contact:

A Construction Management Plan will
be submitted for the construction

Please complete a keep-in-touch form
to register for updates during the
planning process.

November 2016
Public exhibitions

December 2016

Submission of planning application

JESSICA STEWART
020 7125 0421
info@ascotroad-watford.co.uk
34-35 Berwick Street,
London, W1F 8RP

ESA Architecture Design is working on the design for the scheme. As a
part of Capita, it is the UK’s seventh ‘AJ100’ architectural practice. It
focuses on providing excellent design, which is sustainable, high-quality
and inclusive.

Spring 2017

Determination of planning application

Autumn 2017

Works start on-site, subject to planning

JLL Consulting is a leading planning consultancy with experience working
with developers, occupiers, land and property owners on all types of
developments.
JA Consultancy (JAC) has been appointed as the employer’s agent for
the scheme. JAC is managing the project to improve delivery and achieve
all parties’ expectations.
Comm Comm UK has been appointed to lead communications with
the local community and stakeholders. Comm Comm UK is a specialist
planning, licensing and construction consultancy with expertise
and experience of advising and implementing consultation and
communications programmes.

Autumn 2019
Completion
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Artist’s impression of new neighbourhood on Ascot Road

Artist’s impression of proposed homes
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Artist’s impression of new neighbourhood from the north with the proposed Cassiobridge Station

Artist’s impression of new neighbourhood from the south

Artist’s impression of new neighbourhood from the north with the proposed Cassiobridge Station

Artist’s impression of proposed new homes

