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1.0 INTRODUCTION 
 

1.1 This report is submitted in response to the Call for Sites on behalf 

of the owner of the land between Mayne Avenue and Bedmond 

Lane. The site is being promoted for residential development.  

 

1.2 There is an evident and urgent need for additional housing sites 

within St Albans district. A greater emphasis on small and 

medium-sized sites is needed to ensure a balanced portfolio and 

provide a more robust and resilient housing land supply. The 

Council’s new Green Belt Review will therefore need to assess the 

specific Green Belt impact arising from potential development 

sites, rather than the previous broad-brush assessment.  
 

1.3 St Albans is the largest town in the district and is clearly a 

sustainable location for growth. The report site is well located in 

relation to key services and facilities and is within walking 

distance of schools, shops, health and leisure facilities. It lies 

around 200m from a bus stop and 1.9km from the railway station. 

 

1.4 The site adjoins built development and would form a logical 

small-scale extension to the city. The site will not extend the built 

development of St Albans unduly and will not cause coalescence 

in any form.  

 

1.5 Critically, the site offers up a substantial area of land south of the 

proposed development that will remain in the Green Belt and 

would be made available as public open space and could be used 

for tree planting and ecological enhancements. The community 

benefit of this element of the proposal offsets the impact of 

development on the Green Belt and reflects the guidance in 

national policy regarding developments delivering improvements 

to remaining Green Belt.  

 

1.6 There are no other constraints that would prevent development.  
 

1.7 The site is in single ownership and could be brought forward for 

development quickly. There are no ‘ransom strips’ present and 

the development is not dependent upon overcoming any 

constraints, including the need to deliver significant 

infrastructure. This is particularly important given the urgency of 

the housing need and the time needed for strategic sites to 

deliver on the ground. 
 

1.8 The northern part of the site should be allocated for housing and 

removed from the Green Belt in the next iteration of the Local 

Plan.  
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2.0 SITE & CONTEXT ANALYSIS 
 

2.1 Location 

 The site, shown below in Figure 1, is located on the western edge 

of St Albans. To the north of the site is the Hemel Hempstead 

Road, which links the town of Hemel Hempstead to St Albans, with 

Bedmond Lane running to the west of the site. Beyond these two 

roads are open fields. To the south and to the east of the site is 

residential housing.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.2 Context and land uses 

 This comprises a broadly rectangular shaped parcel of land of 

some 5.5ha. The site is currently scrubland with no development 

on it.  

 

2.3 Access 

 There is existing vehicular access from Bedmond Lane, but access 

is also available from Parklands Drive and Mayne Avenue. 

 

2.4 Development Plan Notation  

 The Proposals Map for St Albans District Council in Figure 2 below, 

shows the site is adjacent to the settlement boundary of St Albans 

and sits within the Green Belt. There are a number of trees within 

the site that are subject to Tree Preservation Orders, specifically, 

a group of trees on the western boundary of the site and a group 

on the Mayne Avenue boundary. 

 

2.5 Local services  

 The site enjoys excellent access to a range of local services and 

facilities. As detailed below, the majority of these services are 

located within 2km of the site. 
 

Table 2.5: Summary of Local Services (approximate measurements) 

 

Figure 1 - Site location 
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Facility Local Provision Proximity to 

site – km (miles)  

Education Prae Wood Primary school  

 
0.50 (0.31) 

 Abbey View Nursery and 
Pre-School  

2.20 (1.36) 

 The Marlborough Science 

Academy 

1.80 (1.11) 

Retail Waitrose 0.35 (0.21) 

 Abbey View Retail Park 2.00 (1.24) 

 Vesta Avenue Shops 2.20 (1.36) 

Health Avicenna Pharmacy 0.35 (0.21) 

 Midway Surgery 2.30 (1.42) 

 Family Dental Practice 2.20 (1.36) 

Leisure Verulam Park 0.60 (0.37) 

 Westminster Lodge Leisure 

Centre 

1.90 (1.18) 

 Model Boating Lake  1..10 (0.68)  

 

 

2.6 Public Transport 

 The nearest bus stops are located on Mayne Avenue and Augustus 

Close, both of which are within 200m of the centre of the site. 

These bus stops are served by the 300, 301, S7, S8, and S9 buses 

which run regular services to nearby towns including Stevenage, 

Hatfield, Welwyn Garden City, and Hemel Hempstead. 

 

St Albans Abbey Railway Station is located some 1.9km from the 

site, providing frequent services to Watford and London Euston to 

the south and Luton Airport, Luton and Bedford to the north. 
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3.0 STRATEGIC CONTEXT 
 
 

3.1 This Call for Sites opportunity marks the start of a new Local Plan 

process. With the withdrawal of the draft Local Plan in 2020 

following the withdrawal of the Strategic Local Plan in 2017, the 

need for an up-to-date strategic framework for development is 

more urgent than ever.  

 

3.2 The objectively assessed housing need for St Albans district is 

around 900 dwellings per year. This should be the starting point. 

However, the Council will also be aware of neighbouring 

authorities that are struggling to meet their own housing 

requirements. The Council will need to have open and 

constructive dialogue with these authorities if it is to satisfy the 

Duty to Cooperate. The potential for St Albans district to assist 

with meeting housing needs from surrounding areas should not 

be dismissed at this stage. There is considerable development 

potential within the district, partly stemming from the fact that 

Green Belt boundaries have not been properly reviewed for 

around 35 years. The Council should not see the 900 homes per 

year target as a ceiling if greater potential emerges through the 

Green Belt review or other evidence.  

 

 

 

 Housing need 

3.3 The reliance on a Local Plan adopted in 1994 and the housing 

policies and land allocations therein has had a catastrophic effect 

on housing delivery within the district. With an annual housing 

target of around 900 homes per year and annual housing 

completions since 2001 running at 376 homes per year, a whole 

generation of young people have been largely unable to access 

the housing market. Recent performance can be judged by the 

latest Housing Delivery Test results for St Albans District 

(published in February 2021), which indicated a HDT 

measurement of only 63% for the period 2017/18 to 2019/20 – 

the 33rd worst of the 298 local authorities in England.  

 

3.4 While housing completions have, to a degree, been propped up 

by recent changes to permitted development rights, these have 

not had an impact on the delivery of affordable housing. The 

target of 200 affordable homes per year from the 1994 Local Plan 

has not been met. Since 1994, 1,826 affordable homes have been 

delivered, against a target of 5,200 – only 34% of the target and 

a shortfall of 3,374 affordable homes. In 2019/20, only 31 

affordable homes were completed – just 7% of total completions.  
 

3.5 The problem is even more acute in terms of the delivery of the 

most affordable type of property as the provision of social rented 

property in the district has become more and more difficult. In 
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the monitoring year 2019/20, only 7 social rented dwellings were 

completed (1.5% of all dwellings completed). The economics of 

brownfield redevelopment, the lack of greenfield opportunities 

and the emphasis on affordable rent have all combined to 

severely restrict the provision of affordable housing for those 

least able to afford it. 

 

3.6 The delivery of a new Local Plan with updated housing targets, 

new housing allocations and new Green Belt releases is of the 

utmost importance for the district.  
 

The portfolio of housing sites 

3.7 To meet housing need will require the delivery of a mixed 

portfolio of housing sites. A range of sizes, types and locations 

will be needed to enable a wide range of housebuilding 

organisations to contribute to meeting needs, including 

arrangements for self-build properties.  

 

3.8 The previous focus only on strategic sites of 500 dwellings or 

more must change. As highlighted by the Inspectors examining 

the now-withdrawn draft Local Plan, and as recognised by the 

Council’s Planning Portfolio holder, small and medium-sized sites 

within the Green Belt must be seriously considered.  

 

 

 

Green Belt considerations 

3.9 The Council’s Green Belt review from 2012 provides a useful 

starting point but is in no way adequate to support a new Local 

Plan. The focus on strategic sites must change and the Green Belt 

review must look at the site-specific impacts of proposed 

development sites. The broad-brush, coarse-grain approach to 

assessing parcels of Green Belt land in the 2012 Review must be 

developed into a more sophisticated and nuanced review of 

development potential. This will include both strategic and 

smaller-scale housing and employment sites.  
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4.0 PLANNING HISTORY 

 

4.1 While the site has a fairly extensive recent planning history, these 

applications and appeals relate to the use of the site for the 

grazing of a horse. On this basis, they have little relevance for the 

consideration of the site as a potential housing allocation and 

Green Belt release.  
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5.0 PREVIOUS SHLAA ASSESSMENT  
  

5.1 This site has been submitted through previous Call for Sites 

invitations and was assessed in the 2009 SHLAA under the 

reference no. SHLAA-GB-SA-126. The conclusion in relation to 

this site was as follows:  

 

Should the site be given further consideration for housing 

development?  

Yes. Visual impact and views towards St Albans are key concerns. 

However, screening and the TPO areas could be retained and 

improved along the western boundary to provide a landscape 

buffer, leaving the majority of the north of the site available for 

development. Public footpaths could also be incorporated into 

any proposal for the development of the site. Whilst it is felt that 

this site could have some development potential and should be 

given further consideration for housing, the scale of development 

proposed by the agent would not be acceptable. 

 

5.2 The Council’s 2009 SHLAA concluded that the site would have a 

capacity for circa 110 dwellings.  

 

5.3 The SHLAA was subject to a limited update in 2016. Table 3 of the 

2016 SHLAA summarised the Council’s view on capacity and 

concluded in respect of this site that it should be rejected. 

However, no detailed assessment was made available to 

substantiate that conclusion. Completed site assessment 

proformas were made available for some sites but nothing was 

published for the report site. It is therefore not at all clear what 

had changed to reverse the Council’s 2009 conclusion.  

 

5.4 It is also important to note that the Council’s 2016 SHLAA 

conclusions were reached in the context of a draft Local Plan 

promoting 436 dwellings per year. The target now required from 

the draft Local Plan is 900 homes per year, meaning sites that 

were previously rejected must now be revisited.  
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6.0 SITE CONSTRAINTS 
 
6.1 The Council’s Call for Sites 2021 pro forma seeks information on 

any constraints affecting potential sites.  While the constraints 

applying to this site are discussed throughout this report, the 

information is summarised here in the same format as requested 

on the pro forma, for ease of reference. 

 

6.2 Contamination/Pollution  

No suspected issues of contamination or pollution that would 

preclude development. 

 

6.3 Environmental issues  

 No significant environmental constraints other than the site is 

located within the Green Belt.  

 

6.4 Flood risk 

 The site is located within Flood Zone 1 and therefore is at very 

low risk of flooding. 

 

6.5 Topography  

 The site is essentially level such that large amounts of spoil would 

not need to be removed. 

 

 

6.6 Utility services   

 It is likely that utilities are available to the neighbouring 

residential dwellings to the south east of the site to which a 

connection could easily be made. 

 

6.7 Legal issues   

 The site is in single ownership and could be brought forward for 

development quickly. There are no ‘ransom strips’ present. 

 

6.8 Access  

 The proposed site layout shows that access can be achieved off 

the public highway from Parklands Drive. 
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7.0 OUTLINE OF PROPOSAL  
 

       Use & Amount 

7.1 The site is proposed for a mix of housing and open space. The 

housing development is generally focused on the part of the site 

to the north of the public footpath, with open space on the 

southern part. The indicative concept plan shown in Figure 2 

below provides for a net developable area of around 2.6ha, 

consisting of approximately 100 dwellings. Of these 100 

dwellings, half will be designated as affordable housing with a 

tenure mix of 60% social rent and 40% shared ownership.  

 

Appearance & Scale  

7.2 The proposed dwelling mix is indicative at this stage and will be 

finalised at application stage. However, in order to give the 

Council confidence on the delivery of affordable housing, the 

affordable element has been agreed between CALA Homes and 

Hightown Housing Association. Overall, 50% of the 100 homes 

provided on site will be affordable. Of these 50 homes, 60% (30 

homes) will be for social rent and 40% (20 homes) will be shared 

ownership. To put this into context, 30 social rented properties 

equates to more than four times what was delivered in the 

district as a whole in 2019/20. This should attract substantial 

weight in support of the allocation. 

 

 

 

 

7.3 In relation to affordable unit types, it is envisaged that the 

development would include a mix of affordable units from one 

and two bed flats through to two, three and four bedroom 

houses, especially for the rented units.  For the shared ownership 

properties, due to the high values in St Albans, these would be 

focused on the smaller properties, flats and two bedroom 

houses, and a very limited provision of three bedroom 

houses.  Four bedroom houses for shared ownership are likely to 

be too expensive for purchasers, even on small initial percentage 

shares, and are therefore not proposed.  

 

7.4 In terms of the market units, the following mix is envisaged:  

• 2 x 1 bedroom apartments  

• 6 x 2 bedroom apartments  

• 2 x 2 bedroom houses  

• 24 x 3 bedroom houses  

• 16 x 4 bedroom houses 
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Figure 2: Indicative development concept 
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Landscaping 

7.5 There is a number of trees within the site that are subject to Tree 

Preservation Orders, as explained in Figure 2. Specifically, a group 

of trees on the western boundary of the site and a group on the 

Mayne Avenue boundary. These trees will be incorporated into 

the development and are shown as retained on the concept plan 

shown at Figure 2. Any detailed landscaping plans would be 

incorporated at application stage. 

 

Access 

7.6 Vehicular access would be taken from Parklands Drive where 

sufficient visibility can be achieved, both at the proposed junction 

with Parklands Drive and the junction of Parkland Drive with 

Mayne Avenue.  

 

Open space provision 

7.7 The concept plan provides for a new area of publicly accessible 

open space created in the southern part of the site. There is 

currently no authorised access to the site, other than across the 

defined public footpaths. Any use of or access to the site outside 

of these footpaths is illegal and constitutes trespass.  

 

7.8 This part of St Albans has been highlighted as an area of need in 

terms of open space provision. Technical work undertaken by the 

Council in 2016 in connection with the Detailed Local Plan 

illustrated the availability of open space in St Albans, as shown in 

Figure 3 below. While Verulamium Park provides access to 

higher-level greenspace, there appears to be no amenity 

greenspace within the residential area south of King Harry Lane. 

Amenity greenspace is valuable as it provides more immediate 

access to residents without having to travel or walk longer 

distances.  

 

7.9 The provision of amenity greenspace at the report site would 

address an area of need identified in the Council’s evidence base. 

The need for additional greenspace in this area is also reflected 

in the numerous attempts to unlawfully access the report site for 

dog walking and informal recreation. Opening up the southern 

part of the site for recreational use should therefore attract 

substantial weight in support of the allocation. 
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Figure 3: greenspace provision in St Albans 
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8.0 GREEN BELT IMPACT 
 

8.1 Paragraph 134 of the NPPF states that the Green Belt serves five 

purposes. These five purposes have been set out below with an 

assessment on the site’s contributions to each purpose.  

 

8.2 Purpose 1 - to check the unrestricted sprawl of large built-up 

areas  

  The SKM Green Belt Review acknowledges that the parcel of land 

makes limited or no contribution to preventing the sprawl of 

large built-up areas (London, Luton, Dunstable and Stevenage). 

 

8.3 Purpose 2 – to prevent neighbouring towns merging into one 

another.  

 While the wider parcel of land performs a role in keeping St 

Albans and Hemel Hempstead separate, this specific site would 

not actually narrow the gap between the two settlements, given 

the orientation of existing development (see Figure 4 below). The 

size of the proposed site is also small compared with the overall 

gap.  

 

8.4 The Council’s consultants evidently came to the same conclusion 

and stated: “any minor reduction in the gap would be unlikely to 

compromise the separation of settlements in physical or visual 

terms, or the overall level of visual openness.” 

 

8.5 This finding is critical in terms of the way the SKM Green Belt 

Review is used in the assessment of individual sites. While the 

parcel as a whole may make a significant contribution, there are 

individual areas within the parcel that make a lesser contribution 

and might be released without compromising Green Belt 

purposes. The SKM findings need to be treated as strategic-level 

conclusions and not an exhaustive search of all sites that could 

be released from the Green Belt.  

 

 

Figure 4 - Gap between St Albans and Hemel Hempstead 
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8.6 Purpose 3 – to assist in safeguarding the countryside from 

encroachment. 

 The key difference between the report site and the wider parcel 

is the degree of urban influence. The site lies adjacent to the 

built-up area and has the appearance and nature of an urban 

fringe site. The line of Bedmond Lane to the west and the mature 

tree belt along its outer boundary effectively separates the site 

from the wider countryside. 

 

8.7 Purpose 4 – to preserve the setting and special character of 

historic towns. 

 Verulamium Park lies to the north of the report site, with the 

cathedral beyond. However, given the existing development, 

particularly Parklands Drive, there is only a weak relationship 

between the site and these features, confined to the north of the 

site. Subject to sensitive design of the scheme in this northern 

area, there is no reason why this site could not be released from 

the Green Belt. 

 

8.8 Purpose 5 – to assist in urban regeneration, by encouraging the 

recycling of derelict and other urban land. 

 It is a common assumption that all Green Belt land within the 

District makes a significant contribution to this purpose. 

 

 

8.9 Summary of harm to Green Belt  

 Paragraph 133 of the NPPF stipulates that “the fundamental aim 

of Green Belt policy is to prevent urban sprawl by keeping land 

permanently open; the essential characteristics of Green Belts are 

their openness and their permanence”. Thus, whilst openness is 

an essential characteristic, in assessing its importance this cannot 

be divorced from the overriding aim of preventing urban sprawl. 

This notion is supported by paragraph 139 of the Framework, 

with regard to Green Belt boundaries. This states that when 

defining boundaries, local planning authorities should, inter alia, 

“not include land which it is unnecessary to keep permanently 

open”. As such, it is considered that the harm would be very 

limited for the following reasons: 

 

- The extent of built development is restricted to that adjacent 

to the current built-up edge of the city.  

- A substantial area of land south of the proposed development 

would be made available as public open space and used for 

tree planting and ecological enhancements. This reflects the 

guidance in the NPPF paragraph 138 that seeks any Green Belt 

impact to be “offset through compensatory improvements to 

the environmental quality and accessibility of remaining 

Green Belt land.” The proposal represents exactly the sort of 

scheme envisaged by government policy.  
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8.10 New position of Green Belt boundary   

 The current position of the Green Belt boundary as defined in the 

1994 Local Plan is shown on Figure 5 below, together with the 

part of the report site proposed to be removed from the Green 

Belt outlined in black.  

 

Figure 5: Proposed Green Belt boundary change (black dashed line) 
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9.0 CONCLUSIONS  
 

9.1 There is an evident and urgent need for additional housing sites 

within St Albans district. A greater emphasis on small and 

medium-sized sites is needed to ensure a balanced portfolio and 

provide a more robust and resilient housing land supply. The 

Council’s new Green Belt Review will therefore need to assess the 

specific Green Belt impact arising from potential development 

sites, rather than the previous broad-brush assessment.  

 

9.2 St Albans is the largest town in the district and is clearly a 

sustainable location for growth. The report site is well located in 

relation to key services and facilities and is within walking 

distance of schools, shops, health and leisure facilities. It lies 

around 200m from a bus stop and 1.9km from the railway station. 

 

9.3 The site adjoins built development and would form a logical 

small-scale extension to the city. The site will not extend the built 

development of St Albans unduly and will not cause coalescence 

in any form.  
 

9.4 Critically, the site offers up a substantial area of land south of the 

proposed development that will remain in the Green Belt and 

would be made available as public open space and could be used 

for tree planting and ecological enhancements. The community 

benefit of this element of the proposal offsets the impact of 

development on the Green Belt and reflects the guidance in 

national policy regarding developments delivering improvements 

to remaining Green Belt.  

 

9.5 There are no other constraints that would prevent development.  

 

9.6 The site is in single ownership and could be brought forward for 

development quickly. There are no ‘ransom strips’ present and 

the development is not dependent upon overcoming any 

constraints, including the need to deliver significant 

infrastructure. This is particularly important given the urgency of 

the housing need and the time needed for strategic sites to 

deliver on the ground. 
 

9.7 The northern part of the site should be allocated for housing and 

removed from the Green Belt in the next iteration of the Local 

Plan.  

 

 


