Matter 7 — Residential Site Allocations

Issue 9 — Park Street Site Allocations

Policy L2 — West of Watling Street

Q1 What is the latest position regarding the development proposals for the site?

11

1.2

Outline permission was granted on 07/11/2024 (by appeal) for Erection of up to 95
dwellings, including 40% affordable dwellings and 5% self-build and custom build
dwellings, public open space, landscaping and associated infrastructure.

As of 17/10/2025 the applicant for the site has a Reserved Matters application
(including details of appearance, landscaping, layout and scale) for the site which
was approved on the 13/10/25. The applicant has also submitted a number of
Discharge of Conditions applications, which are pending determination.

Q2 What is the justification for the proposed alteration to the Green Belt boundary?
Is the proposed boundary alteration consistent with paragraph 148 e) and f) of the
Framework, which state that Plans should be able to demonstrate that boundaries
will not need to be altered at the end of the Plan period, and, define boundaries
clearly, using physical features that are readily recognisable and likely to be
permanent?

2.1

2.2

What is the justification for the proposed alteration to the Green Belt boundary?

The primary justification is the need to deliver the housing requirements set out in the
Plan, which is seeking to meet the ‘Standard Method’ for housing in full. There is also
the need to deliver a range of other associated infrastructure and community
facilities.

Is the proposed boundary alteration consistent with paragraph 148 e) and f) of the
Framework, which state that Plans should be able to demonstrate that boundaries
will not need to be altered at the end of the Plan period, and, define boundaries
clearly, using physical features that are readily recognisable and likely to be

permanent?

Yes, the proposed boundary alteration is considered to be consistent with paragraph
148 e) and f) which states:

148. When defining Green Belt boundaries, plans should:

e) be able to demonstrate that Green Belt boundaries will not need to be altered at
the end of the plan period; and

f) define boundaries clearly, using physical features that are readily recognisable
and likely to be permanent.



2.3

2.4

2.5

2.6

The Green Belt Review Report GB 02.02 (2023) set out a clear approach to defining
sub-area boundaries based on NPPF paragraph 143. (N.B The Green Belt Review
Report GB 02.02 refers to NPPF paragraph 143 based on the NPPF 2021. This is
the same as the NPPF paragraph 148 in the 2023 version). This is set out in section
4.3.

Potential Green Belt boundaries were considered in the Green Belt Review Proforma
Annex Report GB 02.03 (2023). For this site, relating to sub-area 108, they were:

Consideration of Boundaries

Commentary on boundary features and impact on Green Belt boundary strength
The inner boundaries are predominantly readily recognisable and likely to be
permanent. The outer boundary is readily recognisable but not necessarily
permanent. If the sub-area was released, the new inner Green Belt boundaries
would not meet the NPPF definition. The new boundaries would require
strengthening.

Categorisation & Recommendation

Sub-area category & recommendation

The sub-area performs strongly against NPPF purposes but makes a less important
contribution to the wider Green Belt. If the sub-area is released, the new inner Green
Belt boundary would not meet the NPPF definition for readily recognisable and likely
to be permanent boundaries. The new boundary would require strengthening.
Recommended for further consideration as RA-41.

There is effectively one new proposed Green Belt boundary in the Plan, which is:
Western boundary — well-established hedgerow, woodland and mature trees
Overall, it is considered that the proposed boundary alteration will not need to be

altered at the end of the Plan period, and has clearly defined boundaries using
physical features that are readily recognisable and likely to be permanent.

Q3 Do the exceptional circumstances exist to justify amending the Green Belt
boundary in this location?

3.1

3.2

Yes, it is considered that exceptional circumstances do exist to justify amending the
Green Belt boundary in this location.

The strategic case to amend Green Belt boundaries is set out in answer to Stage 1
Matter 3, Issue 3, Question 1 and as addressed in GB 01.01 Green Belt and
Exceptional Circumstances — Evidence Paper (2024) which sets out in paragraph 7.2
that:



3.3

3.4

The local context in which conclusions have been reached regarding the
‘Exceptional Circumstances’ necessary to require release of Green Belt land involves
a variety of factors, including:

e The acuteness/intensity of the housing need.

e The inherent constraints on supply/availability of non-Green Belt land.

e The difficulties of delivering sustainable development without impinging on the
Green Belt.

e The nature and extent of the harm to the Green Belt that would arise if the
boundaries were to be altered as proposed.

e The extent to which the consequent impacts on the purposes of the Green
Belt may be ameliorated or reduced to the lowest reasonable practicable
extent.

The evidence paper goes on to say in paragraph 7.3 that:

The Council has concluded that ‘Exceptional Circumstances’ do exist and it is
necessary to amend Green Belt boundaries as set out in the draft Local Plan and its
Policies Map. This includes amendments to facilitate both primarily residential and
primarily employment land.

In relation to the specific case in this location, West of Watling Street, Park Street,
AL2 2PZ, the specific localised Green Belt impacts are well understood because of
the findings GB 02.02 Green Belt Review (2023) and GB 02.03 Green Belt Review
Annex Proforma Report (2023). The Green Belt Review assessment of this site is
comprised of multiple sub-area proforma assessments in this location. GB 02.03 on
pages 498 to 501, relating to sub-area 108, states:

Purpose Assessment

Summary

The sub-area performs strongly against the purposes overall. The sub-area does not
meet purposes 1 criteria (a) or 4, and performs weakly against purpose 2, and
strongly against purpose 3.

Wider Green Belt Impacts

Summary

Overall, the sub-area plays an important role with respect to the strategic land parcel,
however if released in isolation, is unlikely to significantly harm the performance of
the wider Green Belt.

Sub-area category & recommendation

The sub-area performs strongly against NPPF purposes but makes a less important
contribution to the wider Green Belt. If the sub-area is released, the new inner Green
Belt boundary would not meet the NPPF definition for readily recognisable and likely
to be permanent boundaries. The new boundary would require strengthening.
Recommended for further consideration as RA-41.




3.5

3.6

3.7

The site was considered in the round in the site selection work, which included
contextualising and balancing the results of the Green Belt Review with other factors.
For this location, the site selection outcome is set out on pages 5 to 6 in LPSS 02.05
- Green Belt Sites Recommended Large Site Proformas (2024). This is set out in
particular in the Qualitative Assessment:

The site is recommended for further consideration by the Green Belt Review Stage 2
Report.

This site is recommended to progress.

Overall, the site selection work concluded that the site was recommended to
progress, and the exceptional circumstances are considered to exist to justify
amending the Green Belt boundary in this location.

N.B. Outline application 5/2022/0267 was approved on appeal on 07/11/2024, and
there is a pending reserved matters planning application for 95 dwellings.

Q4 Is Policy L2 justified, effective and consistent with national planning policy? If
not, what modifications are required to make the Plan sound?

4.1

4.2

4.3

4.4

4.5

Yes, it is considered that Policy L2 is justified, effective and consistent with national
planning policy.

As answered above in Policy L2 M719Q3, Policy L2 is considered to be justified as
the general need for Green Belt release as set out in GB 01.01 - Green Belt and
Exceptional Circumstances Evidence Paper (2024).

GB 02.02 - Green Belt Review Report (2023) recommended areas to be considered
further for Green Belt release. As set out above in Policy L2 M719Q3 the Green Belt
Review assessments can be found in GB 02.03 - Green Belt Review Annex
Proforma Report (2023).

As set out in Policy L2 M719Q3 above, the Site Selection process set out in LPSS
02.05 - Green Belt Sites Recommended Large Site Proformas (2024) assessed site
L2 for potential allocation in the Plan and recommended the site to progress.

Policy L2 is effective as the Council has engaged with the landowner(s) of the site
and has continued joint working as appropriate with relevant bodies including, HCC,
the Environment Agency, Historic England and Natural England. This is set out in the
agreed Statements of Common Ground / EA Updated response to Local Plan Reg
19:

-  SADC/EDS3 - Statement of Common Ground between SADC and Hertfordshire
County Council



4.6

4.7

4.8

-  SADC/EDG65 — Appendix 7.2: Environment Agency updated response to
Regulation 19

-  SADC/ED23 - Statement of Common Ground between SADC and Historic
England

- SADC/ED24 - Statement of Common Ground between SADC and Natural
England

Policy L2 is consistent with national policy as set out in the evidence base in its
totality, including in particular the Green Belt Review, the Site Selection process
LPSS 01.01 - Local Plan Site Selection Methodology Outcomes and Site Allocations
(23 Sep 2024).

Overall, Policy L2 is considered to be justified, effective and consistent with national
planning policy. We are of the view that it is an entirely appropriate allocation (in the
context of the chosen spatial strategy) and is deliverable.

N.B. Policy L2 includes proposed Main Modifications as set out in SADC/ED85B and
SADC/EDS85C.



