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Appendix C: Assessment of Strategic Sites  

 
1  Site Assessment Methodology  

1.1  Introduction  

A range  of strategic sites for housing, employment, leisure, retail and hotels have been 

proposed by St Albans District Council for consideration in the Emerging Core Strategy. In 

addition there are proposals for additions to transport provision and infrastructure wh ich 

have a spatial nature.  

Geographical Information Systems (GIS) and evidence provided in the Emerging Core 

Strategy Appendix  have been used to assess the sites in terms of potential constraints and 

opportunities. The GIS layers and other criteria used to  compare environmental 

designations, accessibility and key services and land use attributes are shown in Table A1.  

In the majority of cases, the assessment identified whether an attribute conflicted with the 

proposed site area (yes or no). Alternatively, distance buffers were used to the edge of the 

proposed site. This enabled the assessment to determine access to key facilities within a 

certain distance from the proposed site, for example, primary schools within 600m . 

Table A 1 : GIS  Layers and other criteria u sed in Site Assessment  

 
GIS Layer /Other Criteria  Query 

Criteria  
Result  Comments  

Environmental Designations    

Area of Outstanding Natural Beauty  Yes/No    

Effect on important views  Yes/No    

Scheduled Ancient Monuments  Yes/No    

Historic Parks and Gardens  Yes/No    

Area subject to local preservation 

(archaeology)
+

 

Yes/No    

Area subject to recording condition 

(archaeology)
+

 

Yes/No    

Conservation Area  Yes/No    

Listed Buildings  Yes/No    

Herts Historic Landscape Characterisation   

Flood zone 2  Yes/No    

Flood zone 3  Yes/No    

Air Quality Management Area  Yes/No    

Wildlife sites  Yes/No    

Sites of Special Scientific Interest / 

Local Nature Reserves  

Yes/No    

Ancient Woodland  Yes/No    

Tree Preservation Orders  Yes/No    

Accessibility / Key Services    

Employment Area (for residential 
sites only)  

Within 
2000m  
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Residential Area (for employment 
sites)  

Proximity    

Primary School  
Within 
600m  

  

Secondary School  Proximity    

Other sensitive receptors e.g. 

hospitals, nursing homes  

Proximity    

Convenience Retail  Proximity    

Town Centre  
Within 
2000m  

  

Bus route  Proximity    

Railway Station  
Within 
1000m  

  

Publicly accessible amenity space  Proximity    

Land Uses    

Greenfield site  Yes/No    

Green Belt  Yes/No    

Allotments  Yes/No    

Public open space  Yes/No    

Rights of Way  Yes/No    

Contaminated Land  Yes/No    

Topographical constraints  Yes/No    

Fuel Pipelines  

Within 
100m  

  

Within 
190m, 
250m, 
350m  

  

 

+
 Layers relate to areas of land where conditions would be imposed on development planning 

proposals concerning the disturbance of the ground (local preservation) and the presence of an 
archaeologist (recording conditions) . 

 

1.2  Accessibility / Key Services  Cri teria  

Whilst the Environmental Designations and Land Use criteria remain the same for all site 

assessments, the Accessibility/Key Services criteria have been modified to take account of 

the type of development being considered.  

1.2.1  Housing sites  

The sites have  been assessed in terms of their proximity to designated employment areas, 

schools, local facilities, open space and transport networks.  

1.2.2  Employment sites  

The sites have been assessed in terms of their proximity to residential areas (in relation to 

providin g jobs close to where people live), convenience retail (for access at lunchtimes etc.) 

and transport networks.  
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1.2.3  Shopping and Mixed Use  

In relation to their main use as retail developments t he sites have been assessed in terms 

of their proximity to residential areas (in relation to providing shop s close to where people 

live)  and to transport networks. In addition the sites have also been assessed in relation to 

potential residential elements as described for housing above.  

1.2.4  Schools  

The sites have been assessed in terms of their proximity to residential areas (in relation to 

providing schools  close to where people live)  and to transport networks.  

1.2.5  Leisure  

The sites have been assessed in terms of their proximity to residential areas (in relation to 

providing facilities close to where people live) and to transport networks.  

1.2.6  Transport  

 New road  proposals have been assessed in terms of their proximity to sensitive 

receptors such as residential areas, schools, hospitals etc.  

 Park and Ride sites have been assessed in terms of access to existing bus services.  

 Roundabout upgrades have not considered any óaccessibilityô criteria. 

1.3  Information Gaps  

Information that was not available for this assessment but wh ich is in need of consideration  

during further development of the Core Strategy includes :  

 Groundwater Protection Zones  

 Regionally Important Geological/Geomorphological Site Commons  

 Agricultural Land Quality  

 Sand and Gravel reserves  

 Access to healthcare e.g . doctorôs surgery 
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2  Assessment of Potential Sites ï Appraisal Tables  

 

This section provides  the assessment findings  for each of the potential strategic 

development  sites  proposed in the St Albans Emerging Core Strategy (July 2009) .  

Where appropriate the  results of the assessment against the various environmental 

constraints, accessibility/key services and land use  criteria are presented in tabular  form. A 

summary of how each proposal performs against the environmental, social and economic 

Sustainability Appraisal objectives is then provided.  

NB: the appraisals for the potential sites focus on site specific issues and not on generic 

issues related to house building, employment provision etc. which are dealt with in the 

chapter  specific appraisals in Append ix B and summarised in the main Working Note.  

2.1  Housing  

2.1.1  H1: Oaklands City Campus, St Albans   

As this is a c ommitted site where development has already started  a detailed analysis 

against the constraints/opportunities criteria has not been undertaken.  

Apprais al against SA Objectives  

Environmental 

Objectives  

Potential effects on Conservation Area and the Listed Buildings on the 

site. Loss of city centre site may result in more students using cars to 

access further education facilities, thereby increasing greenhouse gas 

emissions. Development makes use of previously developed land.  

Social 

Objectives  

Loss of city centre further education facilities which were easily 

accessible by both bus and rail.  Development is in a sustainable 

location with easy access t o most facilities and services.  

Economic 

Objectives  

No predicted effects .  

 

2.1.2  H2: St Albans City Station (south of Victoria Street )  

As this is a committed site where development has already started a detailed analysis 

against the constraints/opportunities c riteria has not been undertaken.  

Appraisal against SA Objectives  

Environmental 

Objectives  

Development of this site may have effects on the Conservation Area.  

Central location will reduce the need to travel which should help limit 

greenhouse gas emissions.  

Social 

Objectives  

Development is in a sustainable location with easy access to most 

facilities and services.  

Economic 

Objectives  

No predicted effects .  
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2.1.3  H3: King Harry Lane Playing Fields, St Albans  

This is an u rban greenfield site with o utline permission granted for housing on the north 

part.  Estimated number of dwellings 276.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural Beauty  Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording condition 
(archaeology)  

Yes/No  Yes Saxon Kingsbury, S axon & medieval 
town & Sopwell  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Built -up Areas ï Modern  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest / 

Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  Yes TPOs exist on the perimeter of the site  

Accessibility / Key Services    

Employment Area  
Within 
2000m  

No >2km from a designated employment 
area  

Primary School  
Within 

600m  

Yes Prae Wood ï 100m  

Secondary School  Proximity   Marlborough ï 600m  

Convenience Retail  Proximity   Abbey Avenue 50m  

Town Centre  
Within 

2000m  

Yes  

Bus route  Proximity   Mayne Avenue -  100m  

Railway Station  
Within 
1000m  

Yes St Albans Abbey station  

Publicly accessible amenity space  Proximity   Verulamium Park ï 50m  

Land Uses    

Greenfield site  Yes/No  Yes Playing fields  

Green Belt  Yes/No  No  

Allotments  Yes/No  No  

Public open space  Yes/No  Yes Loss of  previous playing fields  

Rights of Way  Yes/No  ?  

Contaminated Land  Yes/No  ? Unlikely  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 
100m  

No  

Within 
190m, 
250m, 
350m  

No >500m from site  
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Appraisal against SA Objectives  

Environmental 

Objectives  

The greenfield nature of this site means some soil sealing will occur 

which may have impacts on future drainage and flooding as well as a 

loss of other soil functions. The  development may have adverse effects 

on biodiversity  and as t he site is l ocated in an area of potential 

archaeological importance  there may be adverse effects associated 

with new development. The site is relatively accessible to services , 

facilities and open space which should help reduce the need to travel.  

Social 

Objectives  

Redevelopment of the former playing fields will result in the loss of 

urban green space and its amenity value for local residents. Location 

within St Albans means that there will be easy access to jobs, services 

and facilities.  

Economic 

Objectives  

No predicted effects .  

2.1.4  H4 :  London Road/Alma Road (Previously FS1 in 2007 consultation)  

This is an u rban previously developed site with no current planning permission.  

 Proposed use: Housing (100 dwellings) or School  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural Beauty  Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording condition 
(archaeology)  

Yes/No  No  

Conservation Area  Yes/No  Yes Conservation Area No 11 (St Albans)  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest / Local 
Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  ? Some TPOs in the area.  

Accessibility / Key Services    

Employment Area  (for housing use)  
Within 
2000m  

Yes  

Residential Areas (for school use)  Proximity   St Albans central residential areas  

Primary School  
Within 

600m  

Yes St Peters ï 200m  

Secondary School  
Proximity   Marlborough  / Francis Bacon -  

1.6km (Loretto RC girls ï 200m)  

Convenience Retail  Proximity   London Road ï 100m  

Town Centre  
Within 
2000m  

Yes St Albans  

Bus route  Proximity   London Road ï 50m  
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Railway Station  
Within 
1000m  

Yes St Albans  

Publicly accessible amenity space  Proximity   Clarence Park ï 600m  

Land Uses    

Greenfield site  Yes/No  No Previously developed  

Green Belt  Yes/No  No  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  ?  

Contaminated Land  Yes/No  ? Site has contained a petrol station  

Topographical constraints  Yes/No  ?  

Fuel Pipelines  

Within 

100m  

No  

Within 
190m, 

250m, 
350m  

No  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

Redevelopment for housing provides an opp ortunity to enhance this part 

of the Conservation Area. Central location makes the site very accessible 

for the city centre and transport hubs, thereby reducing the need to 

travel. The site makes use of previously developed land.  Development of 

the site as housing as opposed to a large food s tore would restrict traffic 

increases in the area and therefore have beneficial effects on local air 

quality compared to the alternative.  

Social 

Objectives  

The site is in a sustainable location and will provide easy access to 

facilities and services.  Deve lopment of additional housing in this location 

could help improve the levels of local community identity and 

participation.  

Economic 

Objectives  

Additional housing should help to sustain the local businesses, such as 

the shops along London Road.  

2.1.5  H5 :  Harpe rbury Hospital, Radlett  

Green Belt s ite, previously developed land.  Housing (350 dwellings) and healthcare 

development proposed . 

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No*  *  Paleolithic to Saxon Finds to north of 
Harper Lane (north of the site). Roman 

kilns south -west of the site.  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  No  
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Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No  

Accessibility / Key Services    

Employment Area  
Within 
2000m  

No Ventura Park/Colney Street  industrial/  
Warehousing Estate approx 2.5km by 
road.  

Primary School  
Within 
600m  

No Shenley Primary school ï 2km   

Secondary School  
Proximity   Marlborough 6km  (Various Borehamwood 

and Watford approx 5km)  

Convenience Retail  Proximity   Porters Park Drive, Shenley ï 1.5km  

Town Centre  
Within 

2000m  

No  

Bus route  Proximity   Harper Lane ï approx 50m  

Railway Station  
Within 
1000m  

No  

Publicly accessible amenity space  Proximity   Bell Lane  approx 1.2 km (would be 
provided on site at Harperbury).  

Land Uses    

Greenfield site  Yes/No  No Developed part of site being put forward  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  ?  

Rights of Way  Yes/No  ?  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  ?  

Fuel Pipelines  

Within 
100m  

No  

Within 
190m, 
250m, 

350m  

No >3km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

This is a relatively isolated site which means that increased car usage is 

likely to be higher than for many other potential sites, thereby resulting 

in increased greenhouse gas emissions. The site makes use of previously 

developed land but is located in the Green Belt.  

Social 

Objectives  

The site is not in a sustainable location and other than for new on site 

provisions will not provide easy access to jobs, facilities and services.  

Economic 

Objectives  

No predicted effects.  
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2.1.6  H6: Building Research Establishment, Garston  

This is a Green Belt site  on  previously developed land. Proposal to r edevelop built up part of 

the site for BRE uses, related activities, and housing  (150 dwellings) . 

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  Yes Replica of Mohne Dam used during 
Dambusters tests  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording condition 
(archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  N*  Woodlands to the north, east and south 

are designated as County Wildlife Sites  

Sites of Special Scientific Interest / 
Local Nature Reserves  

Yes/No  N*  * Bricket Wood Common  SSSI adjacent to 
the site. All four SSSI units are in an 
ñUnfavourable Recoveringò condition (June 

2009).  

Ancient Woodland  Yes/No  N*  *  Mutchetts Wood to south east of the 
site.  

Tree Preservation Orders  Yes/No  Yes Tree Preservation Orders across site. Tree 
Preservation Order Area.  

Accessibility / Key Services    

Employment Area  
Within 
2000m  

Yes Not in St Albans. Employment on the BRE 
site.  

Primary School  
Within 

600m  

Yes Mount Pleasant ï 400m  

Secondary School  Proximity   Parmiters, Garston ï 1km  

Convenience Retail  Proximity   Various ï 800m  

Town Centre  
Within 
2000m  

No Watford approx 4km  

Bus route  Proximity   Mount Pleasant Lane ï 400m  

Railway Station  
Within 
1000m  

No  

Publicly accessible amenity space  Proximity   Bricket Wood Common ï 50m  

Land Uses    

Greenfield site  Yes/No  No Only built up part of site to be redeveloped  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  ?  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  ?  

Fuel Pipelines  
Within 
100m  

No  
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Within 
190m, 
250m, 

350m  

No Approx 4km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

This is a relatively isolated site which means that increased car usage is 

likely to be higher than for many other potential sites, thereby resulting 

in increased greenhouse gas emissions. The site makes use of previously 

developed land but is located in the Green Belt.  The site is in close  

proximity to a SSSI and ancient woodland which may be adversely 

affected by leisure activities of new residents. The site also includes tree 

preservation orders which need to be taken into consideration. Given the 

nature of the work undertaken by BRE the new housing will be of high 

environmental standards.  

Social 

Objectives  

The site is not in a sustainable location and other than for on site 

provisions will not provide easy access to wider jobs, facilities and 

services. The sites proximity to wooded areas  and Bricket Wood 

Common provides opportunities for healthy lifestyles.  

Economic 

Objectives  

The potential for a mixed use development on the site should help to 

support the local economy . 

2.1.7  Area of Search 1:  South West Of St Albans  

The potential developmen t area is partly east of Bedmond Lane (south of the Verulam 

Estate) and partly to the west. The land is mainly farmed.   

A development scheme could accommodate 1,000 -1,200 homes, and associated uses such 

as a two - form entry primary schoo l and a local shopping centre. There is also scope for 

significant countryside enhancement and increased public access.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  Yes Belgic occupation area in north west o 
the area.  

Area subject to re cording condition 
(archaeology)  

Yes/No  Yes Cropmarks & Medieval village site.  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  Yes Listed buildings to the west of Bedmont 
Lane at Windridge Farm  

Herts Historic Landscape Classification Broad Group  20 th  C Agriculture. Woodlands.  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  Yes Park Wood and Birch Wood are 
designated as County Wildlife Sites  

Sites of Special Scientific Interest Yes/No  No  
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/ Local Nature Reserves  

Ancient Woodland  Yes/No  No*  *Madams/Birch Woods to the west.  

Tree Preservation Orders  Yes/No  Yes Many TPOs in the area. Tree 
Preservation Order Area.  

Accessibility / Key Services    

Employment Area  
Within 
2000m  

No >2km from nearest designated 
ñemployment areaò 

Primary School  
Within 
600m  

Yes Prae Wood ï 600m  

Secondary School  Proximity   Marlborough ï 600m  

Convenience Retail  Proximity   Abbey Avenue ï 400m  

Town Centre  
Within 
2000m  

Yes St Albans centre approx 2km  

Bus route  
Proximity   Verulam Estate ï multiple stops 100 -

200m  

Railway Station  
Within 
1000m  

No St Albans approx 2km  

Publicly accessible amenity space  Proximity   Verulamium Park ï 800m  

Land Uses    

Greenfield site  Yes/No  Yes  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  Yes Footpaths cross area  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  ?  

Fuel Pipelines  

Within 

100m  

Yes Some of the area within 100m  

Within 

190m, 
250m, 
350m  

Yes Some of the  area within 350m  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

The greenfield nature of this site means some soil sealing will occur 

which may have impacts on future drainage and flooding as well as a 

loss of other soil functions. The development may have adverse effects 

on biodiversity, with ancient woodland being lo cated nearby. The land 

immediately south of the A4147 and west of Bedmond Lane is an area of  

high  archaeological importance and  therefore new development in this 

part of the AoS is likely to have adverse effects. The area also contains 

Listed Buildings. The area is olated in the Green Belt and development 

would have an adverse effect on the existing open countryside. The 

distance of the site from the city centre could encourage increased car 

use.  

Social 

Objectives  

The area is not in a very sustainable locat ion, being some distance from 

the city centre and local facilities . However, the scale of new 

development proposed for the area w ould require new facilities to be 

built (e.g. school and local shops)  which would help alleviate these 

issues . The site ôs close  location to the fuel pipeline may constrain 

development.  

Economic 

Objectives  

If the development is accompanied by an upgraded western orbital route 

there may be positive effects for the central St Albans economy if the 

new route and associated traffic restraint measures result in 

improvements to the public realm.  Provision of a substantial number of 
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new homes in this location would also help to support the wider 

economy of the District.  

2.1.8  Area of Search 5: Beaumont School Element  

Beaumont School  Playing Fields/Winches Farm Drive: The potential housing development 

area consists of the existing school playing fields off Hatfield Road and an agricultural fiel d 

north of Winches Farm Drive. The development would also provide new, improved school 

playing fields  north of the new housing, a new school access road off Hatfield Road and 

some new school buildings. Housing capacity would be about 150 homes.  

GIS Layer  Query 

Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No*  *The Lodge and Winches Farm are both 

adjacent to the site.  

Herts Historic Landscape Classification Broad Group  Pre-18 th  Century Enclosure (area to north 
of Wynches Farm Drive). Built -up Areas ï 
Modern.  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No    

Tree Preservation Orders  Yes/No  Yes Several TPOs on the site  

Accessibility / Key Services    

Employment Area  
Within 
2000m  

Yes Several Employment Areas within 2km  

Primary School  
Within 
600m  

Yes Oakwood ï 400m  

Secondary School  Proximity   Beaumont ï 50m  

Convenience Retail  Proximity   Hatfield Road ï 100m  

Town Centre  
Within 
2000m  

No St Albans city centre >2km  

Bus route  Proximity   Hatfield Road ï 50m  

Railway Station  
Within 

1000m  

No  

Publicly accessible amenity space  Proximity   Longacres recreation ground ï 100m  

Land Uses    

Greenfield site  Yes/No  Yes  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  
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Public open space  Yes/No  Yes School playing fields  

Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 

100m  

No  

Within 
190m, 
250m, 
350m  

No >2km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

The greenfield nature of this site means some soil sealing will occur 

which may have impacts on future drainage and flooding as well as a 

loss of other soil functions. The development may have adverse effects 

on biodiversity and as the site is located in a n area classified as  ópre -18 th  

Century enclosure ô there may be adverse effects on the historic 

landscape . The site is relatively accessible to services, facilities and open 

space which should help reduce the need to travel  and minimise 

increases in greenho use gas emissions.  The site is within, but on the 

edge of, the Green Belt and therefore impacts of development should be 

minor.  

Social 

Objectives  

This is an accessible, sustainable location for housing.  Location within St 

Albans means that there will be e asy access to jobs, services and 

facilities. The area has very good access to the existing road network 

and regular bus services into St Albans and Hatfield currently operate in 

this area. Redevelopment of the former playing fields will result in the 

loss of local amenity. Benefits  relating to developing this  site would be 

the new and improved educational facilities at Beaumont School . 

Economic 

Objectives  

No predicted effects .  

2.1.9  Area of Search 5: South of Sandpit Lane/North of Oaklands College  

Oaklands College Smallford Campus, land south of Sandpit Lane ï The land in question is 

farmland located south of Sandpit Lane, west of North Drive, north of the Oaklands College 

buildings and east of Verulam School Playing Fields. There is potential for 800 -1,000 homes. 

The development could also provide  local shopping facilities, an expanded Oakwood Primary 

School, together with significant countryside enhancement  and increased public access in 

adjoining land owned by the College .  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural Beauty  Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording condition 
(archaeology)  

Yes/No  No  
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Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  20 th  C Agriculture  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest / 

Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  Yes Home Wood in SE area of site  

Tree Preservation Orders  Yes/No  No  

Accessibility / Key Services    

Employment Area  
Within 
2000m  

Yes Several Employment Areas within 2km  

Primary School  
Within 

600m  

Yes Oakwood ï 100m  

Secondary School  Proximity   Beaumont ï 50m  

Convenience Retail  Proximity   Hatfield Road ï 500m  

Town Centre  
Within 

2000m  

No St Albans city centre >2km  

Bus route  Proximity   Sandpit Lane  ï 100m  

Railway Station  
Within 
1000m  

No  

Publicly accessible amenity space  Proximity   Longacres recreation ground ï 600m  

Land Uses    

Greenfield site  Yes/No  Yes  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 

100m  

No  

Within 
190m, 
250m, 
350m  

No >2km  

 
 

Appraisal against SA Objectives  

Environmental 

Objectives  

The greenfield nature of this site means some soil sealing will occur 

which may have impacts on future drainage and flooding as well as a 

loss of other soil functions. The area contains ancient woodland and 

development may have adv erse effects on biodiversity. The site is 

relatively accessible to services, facilities and open space which should 

help reduce the need to travel and minimise increases in greenhouse gas 

emissions. The site is within, but on the edge of, the Green Belt an d 

therefore impacts of development should be relatively minor.  

Social 

Objectives  

This is a  relatively accessible, sustainable location for housing , although 

access to local shops is not very good.  There is however the possibility 

that the scale of new dev elopment would require new facilities to be built 

as part of the development. The new development could include new 

public open space which would provide opportunities for leisure and 

recreation for the wider community.  
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Economic 

Objectives  

The large number of new houses associated with this development is 

likely to help support the local economy.  

2.1.10  Area of Search 7: North of St Albans  

This area of search covers farmland to the east of Harpenden Road (rear of Texaco filling 

station), west of the railway  line and north of the  Porters Wood employment area. Most of 

the area is owned by St Albans School.    

The site could accommodate 60 0-1,000 homes. It could also provide local shopping facilities 

and p ossibly a food superstore , a primary school and an exten sion to t he Porters Wood 

employment area.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  Yes Development would involve the loss of 
attractive unspoilt  countryside, with some 
long distance views.    

Scheduled Ancient 
Monuments  

Yes/No  No*  *Beech Bottom entrenchment to the south 
of Porters Wood  

Historic Parks and Gardens  Yes/No  No  

Area subject to local 

preservation (arch aeology)  

Yes/No  No  

Area subject  to re cording 
condition (archaeology)  

Yes/No  Yes Area of Roman finds to west of site.  
Area around Beech Bottom to south of site.  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Pre 18th C Enclosure (large part), 20 th  C 
Agriculture. Built -up Areas ï Modern.  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific 
Interest / Local Nature 
Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  Yes Band of Ancient Woodland to the north of 

Porters Wood industrial area  

Tree Preservation Orders  Yes/No  Yes Tree Preservation Order Area  

Accessibility / Key Services    

Employment Area  
Within 

2000m  

Yes Porters Wood and Council Depot 

Employment Areas  

Primary School  
Within 
600m  

Yes Margaret Wix ï 500m  

Secondary School  Proximity   Townsend ï 500m  

Convenience Retail  Proximity   Beech Road ï 800m  

Town Centre  
Within 
2000m  

Yes St Albans City Centre approx. 2km  

Bus route  Proximity   Harpenden Road -  50m  

Railway Station  
Within 
1000m  

No  
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Publicly accessible amenity 
space  

Proximity   Beech Road -  800m  

Land Uses    

Greenfield site  Yes/No  Yes  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights  of Way  Yes/No  ?  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 
100m  

No  

Within 
190m, 
250m, 

350m  

No >5km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

The greenfield nature of this site means some  soil sealing will occur 

which may have impacts on future drainage and flooding as well as a 

loss of other soil functions. Development would  be in the Green Belt and 

would involve the loss of attractive unspoilt countryside, with some long 

distance views . As the site is located in an area classified as ópre -18 th  

Century enclosure ô there may also be adverse effects on the historic 

landscape.  The development may have adverse effects on biodiversity, 

with ancient woodland being located on the site. The distanc e of the site 

from the city centre could encourage increased car use.  

Social 

Objectives  

The area is not in a very sustainable location, being some distance from 

the city centre and local facilities , although  it  has good access to the 

existing road network  and is served by a regular bus service to St Albans 

and Harpenden . D evelopment proposed for the area may  also  provide 

local shopping facilities and p ossibly a food superstore , a primary school 

and an extension to t he Porters Wood employment area  which wou ld 

help alleviate the issues relating to fairer access to services.  

Economic 

Objectives  

If the development is accompanied by an extension to t he Porters Wood 

employment area there could be benefits for the local economy. 

Provision of a substantial number of new homes in this location would 

also help to support the wider economy of the District.  

2.1.11  Area of Search 3 :  West of London Colney  

This area of search consists mainly of farmland south  of the new Napsbury Park housing 

development . It also includes farmland north of Napsbury Park and unused land to the west 

(close to the railway, south of North Cottages).  

Hertfordshire County Council (owners of the land north and south of Napsbury Park) is 

carrying out a technical study into possible de velopment opti ons on its land. Subject to the 

results of this study, Area of Search 3 could accommodate up to about 900 homes.  
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GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  Yes Extensive views southwards from Napsbury 

Park and views into the area from Shenley 
Ridge would be harmed by housing 
development.  

Scheduled Ancient 
Monuments  

Yes/No  No*  *Colne Chapel moated site to south of area  

Historic Parks and Gardens  Yes/No  Yes Napsbury Hospital HP&G  

Area subject to l ocal 
preservation (archaeology)  

Yes/No  No  

Area subject to re cording 

condition (archaeology)  

Yes/No  Yes Cropmarks. Area around Medieval Moated 

Chapel. Paleolithic to Saxon Finds  

Conservation Area  Yes/No  Yes Conservation Area no 18 (Napsbury)  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  18 -19th C Enclosure (large area). Built -up 
Areas ï Modern.  

Flood zone 2  Yes/No  Yes Southern part of the area  

Flood zone 3  Yes/No  Yes Southern part of the area. Zones 3a and 3b.  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific 
Interest / Local Nature 

Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  Yes Tree Preservation Order Area  

Accessibility / Key Services    

Employment Area  
Within 
2000m  

Yes Wellington Road. Riverside Estate. The 
Hertfordshire Business Centre / Alexander 
Road. Watling Street.  

Primary School  Within 600m  No Cunningham Hill ï 1200m  

Secondary School  Proximity   Francis Bacon ï 200m  

Convenience Retail  Proximity   Newhouse Park ï 250m  

Town Centre  
Within 

2000m  

No  

Bus route  Proximity   London Road -  50m  

Railway Station  
Within 
1000m  

No  

Publicly accessible amenity 
space  

Proximity   Birklands ï 100m  

Land Uses    

Greenfield site  Yes/No  Yes*  *Area also has some Previously Developed 

Land  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  Yes Footpath across part of area  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 
190m, 
250m, 350m  

Yes Approx 300m from area to south of North 
Cottages  
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Appraisal against SA Objectives  

Environmental 

Objectives  

The part greenfield nature of this site means some soil sealing will occur 

which may have impacts on future drainage and flooding as well as a 

loss of other soil functions. Development would be in the Green Belt and 

the extensive views southwards from Naps bury Park and views into the 

area from Shenley Ridge would be harmed by housing development. As 

the site is located in a Conservation Area and contains a historic park 

and garden there are also likely to be adverse effects on the historic 

environment. The distance of the site from the town  centre s and the 

relatively easy access to the M25 may encourage car use, rather than 

sustainable modes of transport, affecting air quality and greenhouse gas 

emissions.  There are known sand and gravel reserves in the sear ch area. 

Developing in this area may have negative sustainability implications on 

resource efficiency due to the sterilisation of the minerals, limiting their 

extraction potential in the future.  

Social 

Objectives  

Whilst access to existing facilities is re latively limited, dev elopment at 

this location  could be required to provide improved local facilities (e.g. 

school and local shops) and substantial woodland planting, public open 

space and improved access to the countryside. This would benefit both 

the new  and existing residents in the local area.  

Economic 

Objectives  

Provision of a substantial number of new homes in this location would 

also help to support the wider economy of the District.  

2.1.12  Area of Search 8 :  (south east part) North of Harpenden  

This site consists of an agricultural field, bounded by Luton Road, Cooters End lane, 

Ambrose Lane and the rear of the  properties in Bloomfield Road.  About 300 homes could be 

accommodated . 

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to recording 
condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No*  *2 Listed Buildings close to the area. 

Cooters End Farm and The Old Bell PH.  

Herts Historic Landscape Classification Broad Group  Pre 18th C Enclosure  

Flood zone  2 Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 

/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  
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Tree Preservation Orders  Yes/No  No  

Accessibility / Key Services    

Employment Area  
Within 
2000m  

Yes Rothamsted Experimental Station, 
Coldharbour Lane and Southdown Industrial 
Estate and former Gas Works  

Primary School  
Within 

600m  

Yes Roundwood ï 600m  

Secondary School  Proximity   Roundwood Park ï 600m  

Convenience Retail  Proximity   Luton Road ï 100m  

Town Centre  
Within 
2000m  

Yes Approx. 1km  

Bus route  Proximity   Luton Road ï 50m  

Railway Station  
Within 
1000m  

No Approx. 1.5km  

Publicly accessible amenity space  Proximity   Rothamsted Park ï 1.2km  

Land Uses    

Greenfield site  Yes/No  Yes  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  ?  

Fuel Pipelines  

Within 
100m  

No  

Within 
190m, 
250m, 

350m  

No >6km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

The greenfield nature of this site means some soil sealing will occur 

which may have impacts on future drainage and flooding as well as a 

loss of other soil functions. The site is in the Green Belt, although 

development would enable a new more defensible long term Green Belt 

boundary to be created. The site is in close proximity to Listed Buildings 

and their settings would need to be protected. As the site is located in 

an area classified as ópre-18 th  Century enclosureô there may be adverse 

effects on the historic landscape.   

Social 

Objectives  

The site is in a relatively sustainable location with good access to 

services and facilities and close to bus routes. There are however issues 

relating to the lack of available places in local schools.  The site provides 

an opportunity for delivering affordable houses in the north of the 

District.  

Economic 

Objectives  

Providing a significant number of n ew homes in this loc ation would help 

to support the local economy of Harpenden . 
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2.1.13  H7 :  East of Redbourn  

The site is located east of Crown Street , south of Harpenden Lane and west of Redbourn 

Bypass.  Much of the land is used for cattle pasture, but the area contains some 

development, including a gypsy site an d small scale employment uses. Subject to further 

investigations into the flooding issues, the site cou ld accommodate about 100 homes.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural Beauty  Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording condition 
(archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  20 th  C Agriculture. Horticulture.  

Flood zone 2  Yes/No  Yes West part of site.  

Flood zone 3  Yes/No  Yes Zones 3a and 3b. West part of site.  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  Yes A small part of the site is of nature 
conservation interest.  

Sites of Special Scientific Interest / 

Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No  

Accessibility / Key Services    

Employment Area  
Within 
2000m  

Yes Redbourn Industrial Park and The Mill, 
East Common  

Primary School  
Within 
600m  

No Redbourn ï 800m  

Secondary School  Proximity   Roundwood Park ï 3.5 km  

Convenience Retail  Proximity   High Street ï 300m  

Town Centre  
Within 

2000m  

No Approx. 4km from Harpenden  

Bus route  Proximity   High Street -  200m  

Railway Station  
Within 
1000m  

No  

Publicly accessible amenity space  Proximity   Redbourn Common ï 500m  

Land Uses    

Greenfield site  Yes/No  Yes*  Some area already developed as a 
caravan site  

Green Belt  Yes/No  Yes In 1993 the Local Plan Inspector 
recommended that the site be excluded 
from the Green Belt.  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  Yes Footpath runs along the western edge 
of area  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  ?  
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Fuel Pipelines  

Within 
100m  

No  

Within 
190m, 
250m, 
350m  

No >3km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

The largely greenfield nature of this site means some soil sealing will 

occur which may have impacts on future drainage and flooding as well 

as a loss of other soil functions . The site is located in a flood risk zone  

and further flood risk assessment will be undertaken to examine this in 

greater detail and determine the area of the site that could be 

developed. The site is on the edge of the Green Belt  although it was 

recommended in 1993 by the Local Plan Inspector that th e site should 

be excluded from the Green Belt. The impacts on Green Belt are 

therefore likely to be minor. A small part of the site is of nature 

conservation interest, connected with the River Ver (a chalk stream) and 

development could have adverse effects  on th e ecology of the river.  The 

village location is likely to result in increased vehicle trips to 

neighbouring towns for jobs and services which will result in increases in 

greenhouse gas emissions.  

Social 

Objectives  

The site is in a relatively sustain able location near the village centre with 

good access to local services and facilities and close to bus routes. 

However t he site is some distance from larger towns which will limit 

access to services provided in these larger settlements and place a 

greate r reliance on the private car. An increased population in Redbourn 

should help maintain the viability of local services, thereby benefitting 

the whole community.   

Economic 

Objectives  

Providing a significant number of new homes in this village location 

wou ld help to support the local economy of Redbourn . 

2.1.14  H8: Nicholas Breakspear School  Playing Fields , Colney Heath Lane   

The school and its extensive playing fields lie within the Green Belt to the south east of St 

Albans.  There may be scope to relocate the school playing fields to adjacent disused playing 

fie lds owned by Oaklands College. This would provide the opportunity for housing 

development on part of the existing school site . Depending on the amount of land made 

ava ilable and the housing density, about 150 h omes could be accommodated.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No  
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Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 

/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No*  *TPOs and TPO are near western 
boundary of site.  

Accessibility / Key Services    

Employment Area  
Within 
2000m  

Yes Several employment sites within 2km  

Primary School  
Within 

600m  

No Oakwood Primary School -  1 km  

Secondary School  
Proximity   Francis Bacon 1.4 km (Nicholas 

Breakspear RC ï 50m)  

Convenience Retail  Proximity   Hatfield Road ï 500m  

Town Centre  
Within 
2000m  

No Approx. 2.5km  

Bus route  Proximity   Colney Heath Lane ï 200m  

Railway Station  
Within 

1000m  

No Approx. 2.5km  

Publicly accessible amenity space  Proximity   Highfield Park ï 200m  

Land Uses    

Greenfield site  Yes/No  Yes  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  ?  

Rights of Way  Yes/No  N*  Alban Way alongside site  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 
100m  

No  

Within 
190m, 

250m, 
350m  

No >1km  

 
 

Appraisal against SA Objectives  

Environmental 

Objectives  

The greenfield nature of this site means some soil sealing will occur 

which may have impacts on future drainage and flooding as well as a 

loss of other soil functions. The greenfield nature of the site also means 

that development may have adverse effects o n biodiversity. The site is 

relatively accessible to services, facilities and open space which should 

help reduce the need to travel and minimise increases in greenhouse gas 

emissions. The site is within, but on the edge of, the Green Belt and 

therefore landscape impacts of development should be minor  when 

compared to development in the open countryside.  

Social 

Objectives  

This is a  relatively  accessible  and  sustainable location for housing , 

although it is some distance from the city centre . Location within  St 

Albans means that there will be easy access to jobs, services and 

facilities. The area has good public transport links with regular bus 
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services into St Albans and Hatfield currently operat ing  in this area. 

Housing development might enable the provisio n of new building s and 

facilities for the school, however redevelopment of the former playing 

fields will result in the loss of local amenity space.  

Economic 

Objectives  

No predicted effects .  

 

2.2  Employment Sites  

2.2.1  AoS 2 (north east part): London Road, St Albans  

This land forms the north east part of Area of Search 2. The land consists of two agricultural 

fields, north east of London Road close to  the London Colney Roundabout. The two fields 

adjoin the cemete ry, with the field on the north -west side (closest to the cit y centre) being 

the larger one. The larger field (14 hectares) has potential for a high  quality business park. 

The smaller field (4 hectares) could form part of the business park, but also has potential 

for a hotel and a park and ride ca r park.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Characterisation  Pre-18 th  Century Enclosure  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No  

Accessibility / Key Services    

Residential Areas  
Within 
2000m  

Yes Many people live within walking and 
cycling distance and there are some 
cycle routes close to the site  

Convenience Retail  Proximity   Newhouse Park -  250m  

Bus route  
Proximity   Frequent bus  services run along London 

Road  

Railway Station  
Within 
1000m  

No Approx. 2km  

Land Uses    
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Greenfield site  Yes/No  Yes*  *Some areas of previously developed 
land  

Green Belt  Yes/No  Yes The gap between St Albans and London 
Colney is narrow -  development on this 
land would inc rease the degree of 
coalescence  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  Yes*  *Footpath ru ns to the south of the 
cemetery  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 

190m, 

250m, 350m  

Yes Field to the south of the cemetery 

approx. 200m from pipeline  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

The largely greenfield nature of this site means some soil sealing will 

occur which may have impacts on future drainage and flooding as well 

as a loss of other soil functions. The greenfield nature of the site also 

means that development may have adverse e ffects on biodiversity.  The 

site is within the Green Belt and there are landscape related implications  

associated with the new development  as the gap between St Albans and 

London Colney would be eroded . In the future it may be necessary to 

extend the emplo yment area to the e ast of Nightingale Lane which 

would have further landscape impacts.  Frequent bus services run along 

London Road  and man y people live within walking and cycling distance 

of the site which should provide sustainable travel options for thos e who 

work at the new site, thereby redu cing  greenhouse gas emissions  

related to travel to work.   

Social 

Objectives  

This is a  relatively  accessible  and  sustainable location for employment 

provision , althou gh it is some distance from many of the cityôs main 

areas of population and also from a railway station.  

Frequent bus services run along London Road  and man y people live 

within walking and cycling distance of the site which should provide 

sustainable and healthy travel options for a proportion of those wh o 

work at the new site. Provision of a high quality business park would 

help to increase the profile of the area which could have knock -on 

effects for the neighbouring area.  The site is located within 200m of a 

high pressure fuel pipeline, which may presen t constraints to future 

development.  

Economic 

Objectives  

The site  is well located for the strategic road network, being close to the 

A414 at the London Colney Roundabout and less than two miles from 

M25 Junction 22.  This should help support efficiencies of the businesses 

which occupy the new developments.  Development of this site as a high 

quality business park is likely to enhance the local economy and support  

other local businesses that are involved in servicing and supporting the 

new enterprises.  
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2.2.2  E1 : Rothamsted Research Site, West Common, Harpenden  

The site is located immediately south of Rothamsted Research ôs main building complex, 

shown as employment area EMP.3A in the 1994 Local Plan. Rothamsted Research would like 

to expand southward, for its own expansion needs and complementary resear ch and 

development activities. The size of the employment area extension would be decided at the 

Core Strategy Pre -submission stage, following further discussions with Rotham sted. 

However, the area is likely to b e between 5 and 10 hectares.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  No  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to local preservatio n 
(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  Yes Part of site in Conservation Area no 1 
(Harpenden)  

Listed Buildings  Yes/No  Yes Rivers Lodge, West Common, Harpenden. 
Adjacent to  15 & 16 West Common, 
Harpende  

Herts Historic Landscape Characterisation  20 th  C Agriculture. Built -up Areas -  
Modern  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  Yes Several TPOs and a TPO Area  

Accessibility / Key Services    

Residential Areas  

Within 
2000m  

Yes Many people live within walking and 
cycling distance, but there are no cycle 

routes to the site. Hertfordshire County 
Council proposes to extend the St 

Albans -Harpenden cycleway from the 
southern edge of Harpenden, past 
Roth amsted and into the town cen tre  

Convenience Retail  Proximity   800 metres to the town centre  

Bus route  Proximity   300 metres to Hatching Green  

Railway Station  
Within 
1000m  

Yes 800m  

Land Uses    

Greenfield site  Yes/No  Yes  

Green Belt  Yes/No  Yes Site would expand into the Green Belt  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  Yes Footpath runs through the site  
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Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 
190m, 
250m, 350m  

No >5km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

The largely greenfield nature of this site means some soil sealing will 

occur which may have impacts on future drainage and flooding as well as 

a loss of other soil functions. The greenfield nature of the site also means 

that development may have adverse e ffects on biodiversity. Development 

would require encroachment into the Green Belt  however the land is not 

of high landscape quality and development of the site would not reduce 

the Green Belt gap wit h neighbouring settlements.  

The site is well served by  bus es run ning  along St Albans Road and the 

railway station is within 800m. M any people live within walking and 

cycling distance of the site which should provide sustainable travel options 

for those who work at the new site, thereby redu cing greenhouse gas  

emissions related to travel to work.  However, there are currently no cycle 

routes to  the site, although Hertfordshire County Council proposes to 

extend the St Albans -Harpenden cycleway from the southern edge of 

Harpenden, past Rothamsted and into the town  centre.   

Social 

Objectives  

This is a  relatively  accessible  and  sustainable location for employment 

provision, being well served by  bus es run ning  along St Albans Road and 

with the railway station within 800m. Man y people live within walking and 

cycling distance of the site which should provide sustainable travel options 

for those who work at the new site, thereby promoting healthier lifestyles.  

Economic 

Objectives  

Rothamsted  is an important local business and int ernational organisation 

and expansion of the site to include complementary research and 

development activities wo uld help to retain and increase the provision of 

knowledge based jobs in the District.  

Further economic related d evelopment of this site is lik ely to enhance the 

local economy and support other local businesses that are involved in 

servicing and supporting the new enterprises.  

2.2.3  E2 :  Building Research Establishment, Garston  

BRE owns the site and wishes to redevelop the built up part of the site,  partly for its own 

needs, partly to accommodate related activities and partly for housing.  

For detailed analysis of constraints and accessibility criteria see assessment for H6 above 

(Section 2.1.6 ).  

Additional employment related accessibility criteria  
 

GIS Layer  Query 

Criteria  

Result  Comments  

Accessibility / Key Services    

Residential Areas  
Within 
2000m  

 Bricket Wood, Abbots Langley, Watford.  

Convenience Retail  Proximity   Bricket Wood <1km  

Bus route  Proximity   Accessibility by bus is currently poor.  
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Railway Station  
Within 
1000m  

Yes Bricket Wood  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

This is a relatively isolated site which means that increased car usage is 

likely to be higher than for many other potential sites, thereby resulting in 

increased greenhouse gas emissions. The site makes use of previously 

developed land but is located in the Green Belt. The site is in close  

proximity to a SSSI and ancient woodland which may be adversely 

affected by leisure activities of new residents/employees. The site also 

includes tree preservation orders which need to be taken into 

consideration. Given the nature of the work undertaken b y BRE the new 

housing will be of high environmental standards.  The siteôs location does 

not enable easy access by public transport and  development  is therefore 

likely to result in increased use of private cars with subsequent increases 

in greenhouse gas em issions.  

Social 

Objectives  

The site is not in a sustainable location for providing new employment 

opportunities  as it is not within easy reach of town centres or public 

transport networks.  

Economic 

Objectives  

BRE is an important local business  and national organisation and further 

job creation on this site would help to retain and increase the provision of 

knowledge based jobs in the District.  Further economic related 

development of this site is also likely to enhance the local economy and 

support o ther local businesses.  However, the location in the middle of a 

residential area, away from main roads, makes this an unattractive 

location for employment, but proximity to the M1 and M25 is an 

advantage.  
 

2.2.4  E3 : Roehyde (south west of A1 (M) )   

Possible high quality, well landscaped business park to eventually contain at least 80,000 -

100,000 sq metres floorspace.   

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  Yes Roehyde Farmhouse, Roestock Lane, 
Colney Heath. Stable at Roehyde Far m, 
Roestock Lane, Colney Heath  

Herts Historic Landscape Characterisation  Pre 18 th  Century Enclosure. Woodlands  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  
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Air  Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No  

Accessibility / Key Services    

Residential Areas  
Within 
2000m  

Yes 100m (across the A1)  

Convenience Retail  
Proximity   500 metres to University ( on the other 

side of the M1)  

Bus route  Proximity   200 metres to Roehyde Way  

Railway Station  
Within 

1000m  

No Approx. 3km to Hatfield Station  

Land Uses    

Greenfield site  Yes/No  Yes A small proportion  is used for open air 
storage of building materials.  

Green Belt  Yes/No  Yes At present the A1(M) forms a very strong 
Green Belt boundary on the south west 
side of Hatfield. Development here would 
breach this barrier.  

Allotments  Yes/No  No  

Public open space  Yes/No  ?  

Rights of Way  Yes/No  ? Footpaths close to the site  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 
190m, 

250m, 350m  

No >1km  

 

 

Appraisal against SA Objectives  

Environmental 

Objectives  

The largely greenfield nature of this site means some soil sealing will 

occur which may have impacts on future drainage and flooding as well as 

a loss of other soil functions. The greenfield nature of the site also means 

that development may have adverse effects on biodiversity. The site is 

within the Green Belt and a t present the A1(M) forms a very strong Green 

Belt boundary on the south west side of Hatfield. Development in this 

location would ther efore breach this barrier  and erode the Green Belt gap 

between Hatfield and Colney Heath . As the site is located in an area 

classified as ópre-18 th  Century enclosureô there may also be adverse 

effects on the historic landscape. The siteôs location does not enable easy 

access by public transport, walking or cycling and development is 

therefore likely to result in increased use of private cars with subsequent 

increases in greenhouse gas emissions. However it is possible that 

development of this site could ena ble the strengthen ing of  east -west 

public transport links across the county, which are poor at present .  

Social 

Objectives  

This is a  relatively  inaccessible  location for employment provision, being  

some distance from main areas of population and also from transport 

networks.  Provision of a high quality business park would help to increase 

the profile of the area which could have knock -on effects for the 

neighbouring area.   

Economic 

Objectives  

The site  is well located for the strategic road network, being adjacent to 

the  A1(M) Junction 3. This should help support efficiencies of the 
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businesses which occupy the new development. Development of this site 

as a high quality business park is likely to enhance the local economy and 

support other local businesses that are involved in servicing and 

supporting the new enterprises.  However the site is some distance from 

St Albans and would not therefore contribute towards meeting the Cityôs 

need for further business floorspace.  

2.2.5  Area o f Search  7: Porters Wood  

There is  scope to extend the employme nt area onto Area of Search 7. The area of the 

extension would probably be up to 4 hectares.  Area of Search 7 is a proposed Green Belt 

release for long term de velopment, probably post 2026. The Council may decide that some 

of t he land should be used as an e xtension to employment area EMP 8.  

For detailed analysis of constraints and accessibility criteria s ee assessment for Ao7 above  

(Section 2.1.10 ).  

Additional employment related accessibility criteria  

 
GIS Layer  Query 

Criteria  

Result  Comments  

Accessibility / Key Services    

Residential Areas  
Within 
2000m  

Yes Many people live within walking and 
cycling distance  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

See assessment for Ao7 above (Section 2.1.10 ).  

Social 

Objectives  

This is a  relatively  sustainable  location for employment provision  with 

many people live within walking and cycling distance  of the area. However 

accessibility by bus is not very good.  

A range of new job opportunities could be created which would help to 

meet the needs of a cross -section of local residents. However the site is 

located away from the strategic road network which means that 

commercial vehicles have to pass th rough many built -up areas.  

Economic 

Objectives  

This site is considered to be the only realistic location for new 

employment development on the north side of St Albans.  It does however 

suffer from poor links to the strategic road network which could hampe r 

business success and efficiency.  A range of new employment opportunities 

would help to meet the needs of the local population and support the 

vitality of the local area.  
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2.3  Shopping and Mixed use  

2.3.1  West of St Peterôs Street (Drovers Way) 

Mixed use, retail led development scheme. The potential redevelopment area consists of 

land behind the shops on the w est side of St Peterôs Street. It includes the Marks and 

Spencer car park and servicing yard and the Drovers Way and Russell Avenue multi storey 

car parks. Aboyne Lodge Primary School may also be included.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  Yes Saxon Kingsbury, Saxon & medieval 
town & Sopwell N  

Conservation Area  Yes/No  Yes Conservation Area no 11  (St Albans)  

Listed Buildings  Yes/No  Yes Aboyne Lodge is a locally listed building.  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  No  

Sites of Special Scientific Interest 

/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  Yes Some TPOs in the vicinity (east of Russel 
Avenue, north of Drovers Way)  

Accessibility / Key Services    

Employment Area (for residential)  
Within 
2000m  

Yes Camp Road/Campfield Road. Council 
Depot and adjoining land. Executive Park 
/ Hatfield Road  

Residential Areas (for shops)  
Within 
2000m  

Yes St Albans centr al  housing  

Primary School  
Within 600m  Yes Possible development on the Aboyne 

Lodge School site would affect local 

primary school provision.  

Secondary School  
Proximity   Marlborough  -  1500m (Loretto RC Girls 

250m)  

Convenience Retail  Proximity   Immediate vicinity  

Bus route  Proximity   < 50m  

Railway Station  
Within 
1000m  

Yes Approx. 800m  

Publicly accessible amenity space  Proximity   Approx. 500m  

Land Uses    

Greenfield site  Yes/No  No  

Green Belt  Yes/No  No  

Allotments  Yes/No  No  

Public open space  Yes/No  No  
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Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 
190m, 
250m, 350m  

No >2km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

The site lies within the St Albans Conservation Area and an Area  Subject 

to Recording Condition (archaeology) . However redevelopment will 

provide an opportunity to enhance  the townscape and public realm of the 

area which is currently in need of improvement. Redevelopment could 

have adverse effects on the setting of Abo yne Lodge School which is a 

locally listed building and may even require redevelopment of this school . 

The City centre location makes the site very accessible to a large 

proportion of the Districtôs population and would provide alternatives to 

retail in ne ighbouring townôs thereby reducing the need to travel with 

related savings in greenhouse gas emissions.  

Social 

Objectives  

This is a  sustainable location for the  provision of retail as well as other 

potential uses (housing, indoor leisure) and depending on  the final 

configuration of the development should help to meet the needs of the 

Districtôs population thereby reducing the need to travel to other centres 

for shops, cinemas etc.  

The m ixed use nature of the development  would result in a greater level 

of g eneral activity outside retail hours which could help to increase the 

vitality of the City centre as well as potentially helping to reduce crime, 

through increased surveillance. Enhancing the public realm in the area 

should also help to improve community v itality and participation. If a 

decision is made to relocate Aboyne Lodge School this could have adverse 

effects on local school provision, this being dependent on the location and 

nature of the alternative school facilities provided.  

Economic 

Objectives  

Redevelopment of this area would provide additional employment 

opportunities in the retail and service sectors  and by improving the retail 

offer of the City could have wider benefits for other retailers, restaurants, 

service providers etc. as more people c ome to the City to shop and use 

new leisure facilities.  

2.3.2  Civic Centre, East of St Peterôs Street 

Mixed use, retail led development scheme.  This area includes Civic Centre South, which 

contains the magistratesô courts, the police station, Hertfordshire House (former County 

Council  offices) and a health centre. The rest of the Civic Centre, comprising the Alban 

Arena, the Council Offices and the Council Offices car park (Bricket Road) could possibly 

also form part of a redevelopment scheme.  Consultants have a dvised the Council that a 

redevelopment scheme at Civic Centre South would need to be mixed use, with a 

considerable housing element.   
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GIS Layer  Query 

Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  Yes Saxon Kingsbury, Saxon & medieval town 
& Sopwell N  

Conservation Area  Yes/No  Yes Conservation Area no 11 (St Albans)  

Listed Buildings  Yes/No  No*  *19 & 21 Victoria Street, St Albans 

directly adjacent to the site. Alban Arena 
is a locally listed building and may be 
affected if the developed area is 
increased.  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  No  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No  

Accessibility / Key Services    

Employment Area (for residential)  
Within 
2000m  

Yes Camp Road/Campfield Road. Council 
Depot and  adjoining land. Executive Park 

/ Hatfield Road  

Residential Areas (for shops)  
Within 
2000m  

Yes St Albans central housing  

Primary School  
Within 600m  Yes Aboyne Lodge School (see Drovers Way 

table above)  

Secondary School  
Proximity   Marlborough -  1500m (Loretto RC Girls 

250m)  

Convenience Retail  Proximity   Immediate vicinity  

Bus route  Proximity   <50m  

Railway Station  
Within 
1000m  

Yes Approx. 700m  

Publicly accessible amenity space  Proximity   Clarence Park 700m  

Land Uses    

Greenfield site  Yes/No  No  

Green Belt  Yes/No  No  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 
190m, 
250m, 350m  

No >2km  
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Appraisal against SA  Objectives  

Environmental 

Objectives  

The site lies within the St Albans Conservation Area and an Area Subject 

to Recording Condition (archaeology) . However redevelopment will 

provide an opportunity to enhance the townscape and public realm of the 

area. Redevelopment could have adverse effects on the setting of two 

listed buildings that are immediately adjacent to the site.  The City centre 

location m akes the site very accessible to a large proportion of the 

Districtôs population and would provide alternatives to retail in 

neighbouring townôs thereby reducing the need to travel with related 

savings in greenhouse gas emissions.  

Social 

Objectives  

This i s a  sustainable location for the provision of retail as well as other 

potential uses (housing, indoor leisure) and depending on the final 

configuration of the development should help to meet the needs of the 

Districtôs population thereby reducing the need to travel to other centres 

for shops, cinemas etc.  

The m ixed use nature of the development  would result in a greater level 

of general activity outside retail hours which could help to increase the 

vitality of the City centre as well as potentially helping to reduce crime, 

through increased surveillance. Enhancing the public realm in the area 

should also help to improve community vitality and participation . Taking 

forward this option would ensure the retention of Aboyne Lodge School.  

Economic 

Objectives  

Redevelopment of this area would provide additional employment 

opportunities in the retail an d service sectors and by improving the retail 

offer of the City could have wider benefits for other retailers, restaurants, 

service providers etc. as more people come to the City to shop and use 

new leisure facilities.  

2.3.3  Griffiths Way (gas works site), St A lbans  

This site includes the  gas holders. Also included is the original part of the St Albans Retail 

Park, which contains retail warehouses such as Halfords and Matalan.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to recording 
condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No*  *Adjacent to Conservation Area no 11 (St 

Albans)  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  No  

Flood zone 3 Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  No  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  
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Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No  

Accessibility / Key Services    

Residential Areas  
Within 
2000m  

Yes  

Convenience Retail  Proximity   50m ï Griffiths Way  

Bus route  Proximity   Approx. 100m -  Griffiths Way  

Railway Station  
Within 
1000m  

Yes Approx. 400m to St Albans Abbey 
station. 1.5km to main St Albans station.  

Land Uses    

Greenfield site  Yes/No  No  

Green Belt  Yes/No  No  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  Yes Decontamination on the gas holders site 
would be necessary.  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 
190m, 
250m, 350m  

No >1km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

Redevelopment of the site (including the gas holders) will provide an 

opportunity to enhance the townscape and public realm of this area which 

is adjacent to the St Albans Conservation Area . Redevelopment of the site 

would also enable any existing contamin ated land to be remediated. The 

out -of -City centre location makes the site relatively unsustainable in 

terms of transport and travel  and increased traffic could result in reduced 

local air quality and increases in greenhouse gas emissions. H owever the 

site  is close to bus and rail networks and  is close to residential areas 

which should reduce reliance on car travel and therefore help to reduce 

these adverse effects.  

Social 

Objectives  

The range of developments that may be provided at this site in addition t o 

further retail warehousing (e.g. health and fitness) would help to meet the 

needs of the Cityôs residents and provide some opportunities to increase 

access to leisure facilities. The site is relatively accessible, although it s 

location  does not fit  with  the requirements of Government guidance 

(PPS6) . 

Economic 

Objectives  

Redevelopment of this area would provide additional employment 

opportunities in the retail and service sectors.  

2.3.4  Colney Fields, London Colney  

Colney Fields Retail Park is a major out -of -centre retail p ark, close to M25 Junction 22. The 

retail park could be expanded by incorporating the vacant Ridgeview site on Barnet Road. 

Another possibility might be to increase shopping floorspace in  the existing retail park area.  

This could perhaps be a chieved by constructing a multi storey or decked car park, to free up 

part of the existing surface car park for retail development.  
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GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 

(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  Yes TPO Area on the site  

Accessibility / Key Services    

Residential Areas  
Within 

2000m  

Yes London Colney  

Convenience Retail  Proximity   Immediate  

Bus route  Proximity   <50m. Superstore and Barnet Road.  

Railway Station  
Within 

1000m  

No  

Land Uses    

Greenfield site  Yes/No  No Ridgeview site is previously developed 
land  

Green Belt  Yes/No  No  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  Yes Footpaths run across and around site  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 
190m, 
250m, 350m  

No >1.5km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

Redevelopment of the Ridgeview site  would not impact on areas o f 

historic or landscape importance, but the presence of tree preservation 

orders could have implications for biodiversity. The out -of - town centre 

location makes the site unsustainable in terms of transport and travel, 

however it is close to bus routes which may partly  help to minimise 

increases in greenhouse gas emissions.  

Social 

Objectives  

Development in this location would help fund the redevelopment of the 

Westminster Lodge leisure centre with associated health benefits for local 

residents. The site is in a relatively inaccessible location and would be 

hard to access by non car drivers.  
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Economic 

Objectives  

Redevelopment of  this area would provide additional employment 

opportunities in the retail and service sectors.  

2.3.5  FS1: London Road / Alma road  

This site comprises a number of areas including the redundant Eversheds printing works off 

Alma Road, the Esso petrol station and car sales area on London Road and adjoining land.   

For detailed analysis of constraints and accessibility criteria see assessment for H4 above 

(Section 2.1.4 ).  

Additional retail  related accessibility criteria  

 
GIS Layer  Query 

Criteria  
Result  Comments  

Accessibility / Key Services    

Residential Areas  Proximity   Surrounded by residential areas  

 
 

Appraisal against SA Objectives  

Environmental 

Objectives  

A large foodstore in this location would not preserve or enhance the 

character of the St Albans Conservation Area . It would be out of scale 

with neighbouring development, which consists mainly of two st orey 

Victorian terrace housing.  

Social 

Objectives  

This development would be surrounded by residential areas, however t his 

area is already well provided with food stores and development in this 

location would reduce the likelihood  of similar developments being 

provided in areas of the City which  are more in need of this type of 

development. This would be a disadvantage for the residents of these 

other areas.   

Economic 

Objectives  

Redevelopment of this area would provide additional employment 

opportunities in the retail and service sectors.  

2.3.6  FS2: Harpenden Road (former fire station and adjoining land)  

This site comprises previously developed land, containing the former fire station and the 

Pioneer and judo clubs, east of Harpenden Ro ad in the Bernards Heath area. The planning 

brief for the site pro poses a redevelopment for housing and community uses. A 

disadvantage of locating a foodstore here is that it would probably have to extend onto part 

of the playing field to the east.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation Yes/No  No  
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(archaeology)  

Area subject to re cording 

condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No*  *Lots of trees on site. Access road into 

site may require some loss of trees.  

Accessibility / Key Services    

Employment Area (for residential 
sites only)  

Within 
2000m  

Yes Porters Wood and Council Depot 
Employment Areas  

Residential Areas  
Within 
2000m  

Yes  

Primary School  Within 600m  Yes Bernards Heath 250m  

Secondary School  Proximity   Sandringham 1500m  

Convenience Retail  Proximity   Beech Road 400m  

Town Centre  
Within 
2000m  

Yes St Albans City Centre  

Bus route  Proximity   100m. Harpenden Road.  

Railway Station  
Within 
1000m  

No Approx 1.5km  

Publicly accessible amenity space  Proximity   Bernards Heath 50m  

Land Uses    

Greenfield site  Yes/No  No  

Green Belt  Yes/No  No  

Allotments  Yes/No  No  

Public open space  Yes/No  ? Playing fields  

Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 
190m, 
250m, 350m  

No >3km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

Development of the site may result in loss of existing trees. The site is 

located in an area of need for a large food store which would reduce the 

need to travel longer distances to access this type of facility.  

Social 

Objectives  

This development would improve access to food stores for the residents of 

the north of St Albans who are currently poorly served in this respect. It is 

wel l served by buses. However the out -of -centre site is not a good 

foodstore location in PPS6 terms . Development of the site may result in 

loss of amenity space on the existing playing fields and would also affect 

the existing community uses which would need to be relocated.  

Economic 

Objectives  

Redevelopment of this area would provide additional employment 

opportunities in the retail and service sectors.  
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2.3.7  FS3: Harpenden Road (rear of Texaco filling station)  

This site is in the Green Belt on the north side of St Al bans, within Area of Search 7. A 

superstore would probably be located to the rear of , or immediately to the north of , the 

Texaco fill ing station on Harpenden Road. Most of Area of Search 7 is owned by St Albans 

School and could be made available fo r development, including a foodstore if proposed in 

the Core Strategy.  

For detailed analysis of constraints and accessibility criteria see assessment for Area of 

Search 7 above (Section 2.1.10 ).  

Additional retail  related accessibility criteria  

  
GIS Layer  Query 

Criteria  

Result  Comments  

Accessibility / Key Services    

Residential Areas  
Within 
2000m  

Yes  

Bus route  Proximity   Harpenden Road  

Railway Station  
Within 
1000m  

No >2km  

Land Uses    

Greenfield site  Yes/No  Yes Part previously developed  

Green Belt  Yes/No  Yes Part outside Green Belt ï depending 
on size  

 

 

Appraisal against SA Objectives  

Environmental 

Objectives  

See Section 2.1.10 . 

The site is located in an area of need for a large food store which would 

reduce the need to travel longer distances to access this type of 

facility.  

Social 

Objectives  

This development would improve access to food stores for the residents 

of the north of St Albans who are currently poorly served in this 

respect. It is well served by buses. However the out -of -centre site is 

not a good foodstore location in PPS6 terms .  

Economic 

Objectives  

Redevelopment of this area would provide additional employment 

opportunities in the retail and service sectors.  

2.4  Schools  

2.4.1  Oaklands College  

Proposed new College h ub on the Smallford Campus site.  

For detailed analysis of constraints and accessibility criteria see assessment for AoS7 above 

(Section 2.1.9 ).  

Appraisal against SA Objectives  

Environmental 

Objectives  

No college site specific effects.  
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Social 

Objectives  

New  college facilities at this site will help to provide a range of 

educational opportunities as well as wider community benefits . The site 

is accessible by public transport.  

Economic 

Objectives  

No college site  specific effects.  

2.4.2  Secondary school  

Proposed new secondary school north of St Albans possibly in Area of Search 7.  

For detailed analysis of constraints and accessibility criteria see assessment for AoS7 above 

(Section 2.1.10 ).  

Appraisal against SA Objectives  

Environmental 

Objectives  

No school site specific effects.  

Social 

Objectives  

No school site specific effects.  

Economic 

Objectives  

No school site specific effects.  

2.4.3  Primary schools  

Proposed new schools west of city centre and in Area of Search 1 (south west of St Albans).  

Other new and extended schools also needed.  

West of City centre ï no detail on location  is available therefore this option has not 

undergone an assessment against the constraints and accessibility criteria.  

For detailed analysis of constraints and accessibility criteria see assessment for AoS1 above 

(Section 2.1.7 ).  

Appraisal against SA Objectives  

Environmental 

Objectives  

No school site specific effects.  

Social 

Objectives  

A site in this location would be required to meet local  needs if Area of 

Search 1 is taken forward for housing.  

Economic 

Objectives  

No school site specific effects.  
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2.5  Leisure  

2.5.1  Proposed new indoor leisure centre: Westminster Lodge  

Westminster Lodge, St Albans. P roposals include a swimming pool, health suit e/spa and a 

large fitness suite.  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 

Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to recordin g 
condition (archaeology)  

Yes/No  Yes Saxon Kingsbury, Saxon & medieval 
town & Sopwell N  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  Yes North east corner of the site  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 

/ Local Nature Reserves  

Yes/No  No  

Air Quality Management Area  Yes/No  No  

Tree Preservation Orders  Yes/No  Yes TPOs and TPO Area on site.  

Accessibility / Key Services    

Residential Areas  
Within 
2000m  

Yes  

Bus route  Proximity   Holywell Hill -  50m  

Railway  Station  
Within 
1000m  

Yes St Albans Abbey Station a pprox. 200m. 
St Albans station a pprox. 1.5km  

Land Uses    

Greenfield site  Yes/No  No  

Green Belt  Yes/No  No*  *site is surrounded by Green Belt, 
albeit the edge of Green Belt.  

Allotments  Yes/No  No  

Public  open space  Yes/No  ?  

Rights of Way  Yes/No  Yes Footpath through site  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 
100m  

No  

Within 

190m, 
250m, 
350m  

No >1km  
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Appraisal against SA Objectives  

Environmental 

Objectives  

The site is in an óArea subject to recording condition (archaeology)ô 

which may have effects on how redevelopment can progress.  One 

section of the site is in a flood zone which could put a constraint on 

how the site is redeveloped. Provision of upgraded leisure facilities in 

St Albans should reduce the need for people to travel to other towns to 

access equivalent facilities, thereby reducing greenhouse gas 

emissions.  

Social 

Objectives  

Redevelopment of this site would help address the current sho rtfall in 

provision of sport and recreation facilities  within the District and would 

provide increased opportunities to adopt healthy lifestyles. The site is 

located close to public transport networks which should help encourage 

access for all.  

Economic 

Objectives  

Redevelopment of this site may provide additional employment 

opportunities in the leisure sector.  

2.5.2  Proposed 4 star hotel with conference facilities: London Road, adjacent 

to cemetery  

For detailed analysis of constraints and accessibility criteria see assessment for Area of 

Search 2 above (Section 2.2.1 ).  

Appraisal against SA Obje ctives  

Environmental 

Objectives  

The site is well served by buses and is relatively close to the City 

centre, thereby reducing the need to travel and limiting increases in 

greenhouse gas emissions. If a mini  park and r ide  is incorporated into 

the development there would be increased opportunities for residents 

of St Albans to access the hotel by public transport.  

Social 

Objectives  

Development of this site for a hotel would provide a range of new 

training and employment op portunities. The site is relatively accessible 

to the town centre and a mini park and ride would help to improve this 

situation.  

Economic 

Objectives  

Redevelopment of this site may provide additional employment 

opportunities in the catering and hospitality  sectors and is likely to 

result in knock -on benefits for other areas of the local economy.  

2.5.3  Proposed new indoor leisure centre: Cotlandswick  

Proposals include a sports hall, multi -purpose room, fitness suite . A lso , an outdoor synthetic 

pitch and possibly some enabling housing development .  

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording Yes/No  No  
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condition (archaeology)  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Built -up Areas -  Modern  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No  

Accessibility / Key Services    

Residential Areas  
Within 

2000m  

Yes  

Bus route  Proximity   Well served by buses  

Railway Station  
Within 

1000m  

No  

Land Uses    

Greenfield site  Yes/No  Yes Existing playing fields  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  ? Playing fields  

Rights of Way  Yes/No  Yes Along western side of area  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 

190m, 
250m, 350m  

Yes Approx. 150m  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

The site would result in encroachment into the Green Belt and the loss 

of greenfield site with subsequent soil sealing. Provision of upgraded 

leisure facilities in the south of the District  should reduce the need for 

people to travel to other towns to access equivalent facilities, thereby 

reducing greenhouse gas emissions.  

Social 

Objectives  

Redevelopment of this site would help address the current shortfall in 

provision of sport  and recreation facilities within the District and would 

provide increased opportunities to adopt healthy lifestyles. The site is 

located close to public transport networks which should help encourage 

access for all.  

Economic 

Objectives  

Development of thi s site would  provide additional employment 

opportunities in the leisure sector.  
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2.6  Transport  

2.6.1  New Roads  

Proposed western orbital route consisting of:  

 A new link road from the A414 (former M10) to the A4147 Hemel Hempstead Road.   

 Junction improvements at Bluehouse Hill/King Harry Lane roundabout, Batchwood 

Roundabout and Ancient Briton junction.  

The following constraints have been identified for the proposed Link Road:  

GIS Layer  Query 

Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ? Runs through an area of open 
countryside  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to local preserv ation 
(archaeology)  

Yes/No  Yes Belgic occupation area  

Area subject to re cording 
condition (archaeology)  

Yes/No  Yes Northern half of the link road runs 
through ñArea around Verulamiumò 

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No*  *4 listed buildings at Windridge  Farm, 

Potters Crouch Lane, St Albans  

Herts Historic Landscape Classification Broad Group  20 th  C Agriculture  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No*  *Madams/Birch Woods  

Tree Preservation Orders  Yes/No  Yes TPO Area alongside northern half of 

the link road.  

Accessibility / Key Services    

Residential Areas  
Proximity   Road passes through existing 

residential areas (e.g. on Batchwood 

Drive)  

Schools  
Proximity   Prae Wood -  350m  

Marlborough -  800m  

Other sensitive receptors e.g. 
hospitals, nursing homes  

Proximity   City Hospital 1km. No known nursing 
homes nearby.  

Land Uses    

Greenfield site  Yes/No  Yes  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  ?  

Rights of Way  Yes/No  Yes Proposed road crosses a footpath  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  
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Fuel Pipelines  

Yes/No  
Within 100m  

Yes Road would start next to the pipeline 
alongside the A414.  

Within 
190m, 
250m, 350m  

Yes  

 

Appraisal summary for Link Road and Junction Improvements at Bluehouse Hill/King Harry 

Lane roundabout, Batchwood Roundabout and Ancient Briton junction . 

Appraisal against SA Objectives  

Environmental 

Objectives  

The new link road is likely to have adverse effects on the open 

landscape as well as potential impacts on the historic environment, 

biodiversity and soils.  

If the western orbital road has the desired effect of reducing traffic in 

the City centre this would have positive effects on local air quality in 

the centre. A reduction in City centre congestion could also result in 

decreases in greenhouse gas emissions if vehicles are able to run more  

efficiently. Reducing town centre congestion would also help to improve 

the public realm and enhance the Conservation Area which has recently 

been designated by English Heritage as óat riskô. 

However if the new road results in new óinducedô traffic on the road 

then greenhouse emissions could increase and local air quality in the 

areas alongside the orbital route may also suffer.  

Social 

Objectives  

Removing traffic from the City centre should make walking and cycling 

easier, thereby encouraging more sustain able and healthy travel 

options. However there may be corresponding adverse effects on 

residents living in the vicinity of the orbital route (e.g. Batchwood 

Drive) who would be affected by increased traffic levels and 

corresponding community severance.  

Economic 

Objectives  

The new link road and j unction improvements should help reduce 

congestion and have positive effects on local firms and the economy.  

However in the long term overall congestion may increase to existing 

levels.  

 

2.6.2  Junction Improvements  

Improvements at Park Street and London Colney Roundabouts should be proposed.  

2.6.2.1  Park Street Roundabout  

 
GIS Layer  Query 

Criteria  
Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  No  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording Yes/No  No  
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condition (archaeology)  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  Communications  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  No  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No  

Land Uses    

Greenfield site  Yes/No  No  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  No  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  Yes Fuel pipeline skirts round roundabout  

Within 

190m, 
250m, 350m  

Yes  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

Junction improvements should help reduce congestion and result in 

improved local air quality and reduced greenhouse gas emissions. 

However if the improvements result in induced traffic these benefits 

may be lost.  

Social 

Objectives  

No predicted effects  

Economic 

Objectives  

Junction improvements should help reduce congestion and have 

positive effects on local firms and the economy.  

2.6.2.2  London Colney Roundabout  

 
GIS Layer  Query 

Criteria  
Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  No  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Characterisation  Communications  

Flood zone 2  Yes/No  No  
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Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  No  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  No  

Land Uses    

Greenfield site  Yes/No  No  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  No  

Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  No  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  Yes Fuel pipeline skirts round roundabout  

Within 
190m, 

250m, 350m  

Yes  

 
Appraisal against SA Objectives  

Environmental 

Objectives  

Junction improvements should help reduce congestion and result in 

improved local air quality and reduced greenhouse gas emissions. 

However if the improvements result in induced traffic these benefits 

may be lost.  

Social 

Objectives  

No predicted effects  

Economic 

Objectives  

Junction improvements should help redu ce congestion and have 

positive effects on local firms and the economy.  

2.6.3  Eastern Distributor Road  

An eastern distributor route from London Road (via the first part of Highfield Park Drive) to 

Hatfield Road and through the Oaklands Smallford Campus site to Sandpit Lane . 

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient Monuments  Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal preservation 
(archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Characterisation  Pre-18 th  Century Enclosure. 20 th  C 
Agriculture. Minerals. Built -up Areas 
Modern.  

Flood zone 2  Yes/No  Yes Small area near junction with Sandpit 

Lane.  



 

49  

 

Flood zone 3  Yes/No  Yes Small area of zone 3a and 3b near 
junction with Sandpit Lane.  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific Interest 
/ Local Nature Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  Yes Route may impact on TPO Areas to 
the south of Highfield park Drive and 
to the north of Colney Heath Lane.  

Accessibility / Key Services    

Residential Areas  Proximity    

Schools  
Proximity   <0.5km from school on Colney Heath 

Lane. And Oaklands College  

Other sensitive receptors e.g. 

hospitals, nursing homes  

Proximity   City Hospital -  3km   

No known nursing  homes nearby . 

Land Uses    

Greenfield site  Yes/No  Yes Majority of route would be on 
greenfield land  

Green Belt  Yes/No  Yes Majority of route would be in Green 
Belt  

Allotments  Yes/No  No  

Public open space  Yes/No  ?  

Rights of Way  Yes/No  Yes Route crosses two footpaths and a 
byway open to all traffic  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Yes/No  
Within 100m  

No  

Within 
190m, 
250m, 350m  

No  

 
Appraisal against SA Objectives  

Environmental 

Objectives  

The new link road is likely to have adverse effects on the local 

landscape as well as potential impacts on the historic environment, 

biodiversity and soils. There are also some potential flood risks if the 

new road were to join Sandpit Lane to the east of Hous e Lane.  

The Eastern Distributor Road would probably not steer as much traffic 

away from the City centre as would the western orbital road  and 

therefore whilst there will be some benefits for the City centre they 

would not be as great under this option.  

Lik e the western orbital road, the eastern distributor road may result in 

new óinducedô traffic with subsequent greenhouse gas emission 

increase s and declining local air quality in the areas alongside the new 

road . 

Social 

Objectives  

Removing traffic from the  City centre should make walking and cycling 

easier, thereby encouraging more sustainable and healthy travel 

options. However there may be corresponding adverse effects on 

residents living in the vicinity of the new road  affected by increased 

traffic level s and corresponding community severance.  

Economic 

Objectives  

The new link road should help reduce congestion and have positive 

effects on local firms and the economy.  However in the long term 

overall congestion may increase to existing levels.  
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2.6.4  Park and  Ride Sites  

2.6.4.1  Park and Ride: North of London Colney Roundabout  

For detailed analysis of constraints and accessibility criteria see assessment for AoS2  ï 

employment site  (Section 2.2.1 )  

 

GIS Layer  Query 
Criteria  

Result  Comments  

Accessibility / Key Services    

Existing b us route  Proximity   London Road  

 
 

Appraisal against SA Objectives  

Environmental 

Objectives  

See Section 2.2.1 .  

No park and ride site specific effects.  

Social 

Objectives  

Park and ride services could complement with existing bus services to 

improve ac cessibility to and from this area of the town.  

Economic 

Objectives  

No park and ride site specific effects.  

2.6.4.2  Park and Ride:  South of Park St Roundabout  

 

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient 
Monuments  

Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal 
preservation (archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No*  Earthworks to the north west of the A405  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  20 th  C Agriculture  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific 

Interest / Local Nature 
Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No*  St.Julian ôs Wood to the north west of the 
A405  

Tree Preservation Orders  Yes/No    

Accessibility / Key Services    

Existing bus route  Proximity   Watling Street  

Land Uses    

Greenfield site  Yes/No  Yes  
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Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  ?  

Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  ?  

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  Yes Site could be within 100m of fuel pipeline  

Within 

190m, 
250m, 350m  

Yes  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

Developing a park and ride site in this location would result in loss of 

greenfield land and encroach into the Green Belt.  

Social 

Objectives  

The site is close to the high pressure fuel pipeline.  

Economic 

Objectives  

No park and ride site specific effects.  

2.6.4.3  Park and Ride:  Vicinity of Noke Hotel  

 

GIS Layer  Query 
Criteria  

Result  Comments  

Environmental Designations    

Area of Outstanding Natural 
Beauty  

Yes/No  No  

Effect on important views  Yes/No  ?  

Scheduled Ancient 

Monuments  

Yes/No  No  

Historic Parks and Gardens  Yes/No  No  

Area subject to l ocal 
preservation (archaeology)  

Yes/No  No  

Area subject to re cording 
condition (archaeology)  

Yes/No  No  

Conservation Area  Yes/No  No  

Listed Buildings  Yes/No  No  

Herts Historic Landscape Classification Broad Group  20 th  C Agriculture  

Flood zone 2  Yes/No  No  

Flood zone 3  Yes/No  No  

Air Quality Management Area  Yes/No  No  

Wildlife sites  Yes/No  ?  

Sites of Special Scientific 

Interest / Local Nature 
Reserves  

Yes/No  No  

Ancient Woodland  Yes/No  No  

Tree Preservation Orders  Yes/No  Yes TPOs exist in the area  

Accessibility / Key Services    

Existing bus route  Yes/No  Yes North Orbital Road and Watford Road.  

Land Uses    

Greenfield site  Yes/No  Yes  

Green Belt  Yes/No  Yes  

Allotments  Yes/No  No  

Public open space  Yes/No  ?  

Rights of Way  Yes/No  No  

Contaminated Land  Yes/No  ?  



 

52  

 

Topographical constraints  Yes/No  No  

Fuel Pipelines  

Within 100m  No  

Within 
190m, 
250m, 350m  

No Approx. 2km  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

Developing a park and ride site in this location would result in loss of 

greenfield land and encroach into the Green Belt.  The site includes tree 

preservation orders.  

Social 

Objectives  

No park and ride site specific effects.  

Economic 

Objectives  

No park and ride site specific effects.  

2.6.4.4  Park and Ride:  Area nea r proposed Western Orbital Road  

For detailed analysis of constraints and accessibility criteria see assessment for A rea of 

Search 1 above (Section 2.1.7 ).  

GIS Layer  Query 
Criteria  

Result  Comments  

Accessibility / Key Services    

Existing bus route  
Yes/No  No This option would rely on the Western 

Orbital Route being built.  

 

Appraisal against SA Objectives  

Environmental 

Objectives  

No park and ride site  specific effects.  

Social 

Objectives  

No park and ride site specific effects.  

Economic 

Objectives  

No park and ride site specific effects.  

 

 


