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Access & Circulation

Glanville Consultants have provided technical 
advice to understand whether a primary access 
corridor can be delivered to Hertfordshire 
County Council (HCC) adoptable standards, 
with respect to the existing Site levels.

Subject to further detailed technical work, 
the access study demonstrates that a primary 
corridor accommodating vehicles, cycles 
and pedestrians which serves all proposed 
development parcels can be delivered with a 
maximum 1 in 20 gradient.

The alignment of the indicative primary access 
corridor is shown below within Figure 20 
(opposite).

3.4  Working with Site Levels
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Fig 21: Indicative Site Sections
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Fig 22: Section Location Plan

Accommodating Levels in 
Development Parcels

The development areas shown on the Concept 
Masterplan (Figure 19, Page 23) can be 
delivered with respect to the existing site 
levels.

The indicative sections opposite (Figure 
21) demonstrate how a localised cut and 
fill arrangement might work, incorporating 
boundary retaining walls at heights between 1-2 
metres. Development platforms can be created 
with access roads running along contour lines 
to provide level access to properties and 
connections onto the primary access corridor.

Design
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3.5  The Proposals

Design

Some key statistics about the Site and the 
draft proposals are:

 � Redline Site Area = 65.5 hectares
 � Existing Woodland Areas to be 

retained = 9.5 hectares
 � Total Public Open Space (Excluding 

retained woodland) = 24.7 hectares
 � Total Open Space (Including retained 

woodland) = 33.1 hectares
 � Total Residential Developable Area = 

20 hectares
 � Total Retirement Village Area = 5.5 

hectares
 � Total Developable Area = 25.5 

hectares
 � Infrastructure = 5.9 hectares
 � Housing Numbers - Assuming a 

net density of 30-32dph across all 
residential parcels, 600-650 homes 
can be provided for

 � Affordable Housing - In line with Local 
Housing Policy requirements, 40% of 
the proposed housing provision would 
be affordable. Therefore, the Site 
would provide 240 - 260 affordable 
homes

 � Leisure - A 1.2 hectare leisure 
development, including a gym and 
swimming pool

 � Retail - There is potential for some 
local retail provision within the scheme 
to serve the development

Fig 23: Scheme Infographic Fig 24: Precedent imagery of sustainable housing schemes

Recreation

Play

Nature

Blue Infrastructure

Family Housing

Leisure

Affordable Homes

Walkable Streets
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4.1  Planning Justification

Planning Justification

The Site is well placed to provide a high-quality residential development forming a sustainable 
extension to the east of Harpenden. The development would be consistent with the guidance in 
paragraph 72 of the NPPF (2019) which advises that “the supply of large numbers of new homes 
can often be best achieved through planning for larger scale development, such as settlements 
or significant extensions to existing villages and towns, provided that they are well located and 
designed, and supported by the necessary infrastructure and facilities”. 

In terms of the loss of the golf course, the higher demand for housing over golf is well documented 
and in the context of falling golf course membership and increased pressure for housing, it is 
imperative that local planning authorities have regard to the demands of both in their administrative 
areas. In this case, we contend that St. Albans is over provided with golf courses and is clearly 
under provided with land for housing, especially land that is capable of meeting the Council’s 
affordable housing policy targets. 

The case for the release of the Site from the Green Belt is robust and a new long term and 
defensible boundary will be set, formed by the River Lea to the north and Leasey Bridge Lane to 
the east. 

Our assessment of the proposed development of the Site against the guidance in the NPPF 
demonstrates it does not perform any of the five purposes for which land is included in the Green 
Belt, namely:

• To check the unrestricted sprawl of large built-up areas - the built form of Harpenden extends 
as far east as the boundary of the Site along Wheathampstead Road.  The Site has a robust, 
clear and defensible boundary in the form of the River Lea to the north and Leasey Bridge Lane 
to the east along with existing built-form of Harpenden to the south.  It is clear that the Site’s 
development would not lead to the unrestricted sprawl of Harpenden because the land forms 
part of the logical eastern boundary of Harpenden;

• To prevent neighbouring towns merging into one another - as the built form of Harpenden 
already extends as far as east as the eastern boundary of the Site, there would be no reduction 
in the separation distance between Harpenden and its nearest neighbouring settlement 
of Wheathampstead.  Open fields lie to the east of Leasey Bridge Lane and it is clear that 
development of the Site would not lead to the merging of settlements;

• To assist in safeguarding the countryside from encroachment - the Site is currently in use as a 
golf course and comprises a number of buildings and areas of hard standing, therefore housing 
development would not result in encroachment into the countryside and areas of existing 
woodland and landscape features would be integrated into the scheme. The Site has clearly 
defensible boundaries which could be strengthened by additional planting along Leasey Bridge 
Lane which in turn could provide a landscaped screen. Land to the east of Leasey Bridge Lane is 
agricultural in character, whereas land to the west forms part of the settlement of Harpenden;

• To preserve the setting and special character of historic town - the built-up area around the 
Site consists of suburban housing of no significant historical or special character that needs to 
be preserved;

• To assist in urban regeneration, by encouraging the recycling of derelict and other urban 
land - the Council’s Issues & Options consultation document acknowledges there is limited 
brownfield land in the District and the Council has already planned to build on this. 

The Site is deliverable because it is available now, offers a suitable location for development, with 
the realistic prospect that housing and retirement accommodation will be delivered within five 
years. It is therefore proposed that the Site should be considered for residential development 
alongside other community facilities, in light of the current five-year housing land supply position 
and the need to find additional land, the delays with the Local Plan and the sustainable location in 
close proximity to Harpenden. 
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25 January to 5pm 8 March 2021 
‘Call for Sites 2021’ Site Identification Form 

St Albans City and District Council is in the process of preparing a new Local Plan 
2020-2038. The 'Call for Sites' is an early opportunity for individuals, landowners and 
developers to suggest sites within the District for development over the next 15-20 
years. The site suggestions received by us will be used to inform the preparation of 
the new Local Plan 2020-2038. 
   
You are invited to put forward any new sites that you would like the Council to 
consider in its Housing Economic Land Availability Assessment (HELAA). These 
should be capable of delivering 5 or more dwellings, or economic development on 
sites of 0.25 hectares or more (or 500 square metres of floor space or more). The 
Council will take account of the Strategic Housing Land Availability Assessment 
(SHLAA) submissions previously received since 2009 and therefore there is no need 
to resubmit these unless circumstances have changed. Sites from previous SHLAAs 
will form part of the Council’s assessment. Proposed land uses can include: 

• Housing 
• Gypsy & Traveller Housing 
• Mixed Use  
• Employment  
• Renewable and low carbon energy and heat  
• Biodiversity Improvement / Offsetting 
• Green Belt Compensatory Land 
• Land for Tree Planting  
• Other  

To enable sites to be mapped digitally, please provide GIS shapefiles of your site, 
where possible. 

The consultation period runs for six weeks between Monday 25 January to 5pm on 
Monday 8 March 2021. 

Unfortunately, we cannot treat any of the information you provide as confidential. 

It is important to note that not all sites received through the ‘Call for Sites’ will 
be appropriate for consideration as part of the Housing Economic Land 
Availability Assessment (HELAA). As a general rule: 

We encourage you to submit sites that are likely to become available for 
development or redevelopment between now and 2038. 

Please do not submit sites that: 

• Are already included as a housing allocation in the St Albans District Local 
Plan Review (November 1994) – i.e. sites that are listed in ‘saved’ Policies 4 
and 5. 

HELAA Reference (Internal use only)|

Oliver.Bigaignon
Text Box
WH3



• Have already been submitted to the Council for consideration via previous 
‘Call for Sites’ and Strategic Housing Land Availability Assessment (SHLAA) 
processes (unless information is updated/changed). 

• Already have planning permission for development, unless a new and 
different proposal is likely in the future; or 

• Are situated outside St Albans City and District’s administrative area. 

If you wish to update information about a site previously submitted please complete 
the form below. 

Please return the form and site location plan to the Spatial Planning and Design 
Team. We strongly encourage digital submissions via our online portal.   

By online consultation portal:  

http://stalbans-consult.limehouse.co.uk/portal/    

By e-mail to: planning.policy@stalbans.gov.uk 

By post to: St Albans Council Offices, St Peters Street, St Albans, Hertfordshire, 
AL1 3JE 

Due to COVID-19; offices being shut and officers working from home; submissions 
by post are discouraged.  

http://stalbans-consult.limehouse.co.uk/portal/
mailto:planning.policy@stalbans.gov.uk


Site Details 

Requirements: 
• Delivers 5 or more dwellings or; 
• Provides economic development on sites of 0.25 hectares or more (or 500 

square metres of floor space or more)

Site address/
location (Please 
provide a map 
showing the site 
boundary)

attached

Site area (in 
hectares)

1.8

Coordinates Eastin
g

514607 Northin
g

216571

Site Location Plan 
Attached

Yes

GIS mapping 
shapefile attached 
(in .shp file format)

Yes

Current land use Mixture Business and residential on green belt.

Condition of 
current use (e.g. 
vacant, derelict)

Vacant business ,occupied residential.

Suggested land use Suggested use is for housing



Reasons for 
suggested 
development / land 
use

Redevelopment of previously developed land and is closeto 
the Harpenden North East expansion at Batford

Likely timescale for 
delivery of 
suggested 
development / land 
use

Delivery within 1 to 5 years is suggested.

 Site Constraints Contamination/pollution 
issues (previous hazardous 
land uses)

No

Environmental issues (e.g. 
Tree Presentation Orders; 
SSSIs)

No

Flood Risk No

Topography affecting site 
(land levels, slopes, ground 
conditions)

No

Utility Services (access to 
mains electricity, gas, water, 
drainage etc.)

Yes

Legal issues (For example, 
restrictive covenants or 
ownership titles affecting 
the site)

No

Access. Is the site 
accessible from a public 
highway without the need to 
cross land in a different 
ownership to the site? 

The site is accessed over 
wheathampstead parish 
common land with a right 
of way for vehicle access 
from common lane.



Other constraints affecting 
the site

No

Planning Status Planning permission refused 5/2020/3099 
We will be applying again 
Full planning statement is in the application .

Please include details of the above choice below (for 
example  planning reference numbers and site history) 

Other comments The site is a wildlife and animal breeding centre, it already has a 
large dwelling and has room for more. The en7re site is 4.45 
acres /1.8 hectare. We are currently try to ge? addi7onal 
planning permission. The site is almost adjacent to the 
harpenden northeast expansion.
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INDIGO SURVEYS LIMITED

Site Address

Date Scale Dwg No Checked

Surveyor

BOWERSBURY FARM,  COMMON LANE, HARPENDEN, AL5 5EE   S.J.M

J.M.PAUGUST 2020 1:200 @ A0 36834 / 1
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THIS SURVEY HAS BEEN PRODUCED USING 3D TECHNIQUES THEREFORE PRESENTATION

HAS BEEN COMPROMISED.

THE COORDINATE GRID IS BASED ON ASSUMED VALUES.

GPS COORDINATES AND LEVELS SET AT ST05 (NO SCALE FACTOR APPLIED)

SERVICE COVERS INDICATED WHERE VISIBLE. PIPE INVERTS / DETAILS SURVEYED FROM SURFACE 

VARIATION, AND SHOULD BE TREATED  AS APPROXIMATE.

TREE SPECIES SHOULD BE CONFIRMED BY TREE SPECIALIST IF CRITICAL.

THIS DRAWING HAS BEEN PRODUCED WITH A PLOT SCALE ACCURACY OF 1:200

INSPECTION ONLY. GENERALLY DAMAGED COVERS AND COVERS WITHIN HIGHWAYS WILL NOT BE LIFTED

OVERHEAD CABLES ARE INDICATED USING REMOTE SURVEY METHODS AND ARE SUBJECT TO SEASONAL

SERVICE COVERS LOCATED UNDER PARKED VEHICLES/MOBILE STRUCTURES MAYBE OMITTED.

BURIED SERVICE COVERS WILL NOT BE INDICATED.

GRID COORDINATES ARE ORDNANCE SURVEY NATIONAL GRID DERIVED FROM GPS TRANSFORMATION.

ALL LEVELS ARE IN METRES DERIVED FROM GPS TRANSFORMATION.

(ht) - height

∅ - diameter

  - pea trap

a/g - above ground

a/r - assumed route

av - air valve

bb - belisha beacon

bd - back drop

bl - bed level

boll - bollard

bos - bottom of shaft

bt - telecom

c/b fence - closeboard fence

c/box - control box

catv - cable television

cl - cover level

con - conifer

cr - cable riser

cws - combined water sewer

d/chan - drainage channel

ejb - electric junction box

elec - electric

eot - end of trace

ep - electric pole

er - earth rod

f/bed - flower bed

fh - fire hydrant

fl - floor level

fs - fire switch

fws - foul water sewer

g - gully

g/run - gully run

gr - gas riser

h/chestnut - horse chestnut

h/thorn - hawthorn

ic - inspection cover

il - invert level

ill - illuminated

int - interceptor

lp - lamp post

mh - manhole cover

mkr - marker

o/h - over head

ol - off let

osa - off survey area

OSBM - ordnance survey bench mark

p & r fence - post & rail fence

pd - pit depth

pr - pipe riser

ptg - pipe to ground

pts - pipe to surface

re - rodding eye

ret wall - retaining wall

rs - road sign

rwp - rain water pipe

s/birch - silver birch

s/p - safety paving

sap - sapling

sec fence - security fence

sfc - soil filled chamber

sl - spot light

sp - soil pipe

st - stop tap

sv - stop valve

svp - soil vent pipe

sws - storm water sewer

TBM - temporary bench mark

tfr - taken from records

tl - threshold level

toc - top of cap

top - top of pipe

tot - top of tank

tp - telecom pole

ts -  traffic signal

t/s - trench scar

u/s - underside

utl - unable to lift

utr - unable to rod

uts - unable to survey

utt - unable to trace

vp - vent pipe

wfc - water filled chamber

wl - water level

wm - water meter

wp - waste pipe

wr - water riser

TOPOGRAPHICAL SURVEY/UTILITY KEY :-

NORTHINGS

STATION

EASTINGS

ST01   514609.027   216685.109   132.745

ST02   514645.807   216687.227   131.962

ST03   514603.362   216617.057   132.780

ST04   514587.677   216590.996   132.870

ST05   514603.670   216595.181   132.716

ST06   514561.470   216564.424   132.307

ST07   514544.506   216548.128   131.987

ST08   514563.231   216541.532   131.867

ST09   514519.515   216519.193   131.006

ST10   514562.267   216502.843   131.808

ST11   514487.887   216487.425   129.382
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ST14   514489.590   216522.692   130.644

ST15   514464.010   216455.845   126.879

ST16   514515.444   216531.927   131.179

ST17   514528.711   216408.079   130.368
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THIS SURVEY HAS BEEN PRODUCED USING 3D TECHNIQUES THEREFORE PRESENTATION

HAS BEEN COMPROMISED.

GPS COORDINATES AND LEVELS SET AT ST05 (NO SCALE FACTOR APPLIED)

SERVICE COVERS INDICATED WHERE VISIBLE. PIPE INVERTS / DETAILS SURVEYED FROM SURFACE 

VARIATION, AND SHOULD BE TREATED  AS APPROXIMATE.

TREE SPECIES SHOULD BE CONFIRMED BY TREE SPECIALIST IF CRITICAL.

THIS DRAWING HAS BEEN PRODUCED WITH A PLOT SCALE ACCURACY OF 1:200

INSPECTION ONLY. GENERALLY DAMAGED COVERS AND COVERS WITHIN HIGHWAYS WILL NOT BE LIFTED

OVERHEAD CABLES ARE INDICATED USING REMOTE SURVEY METHODS AND ARE SUBJECT TO SEASONAL

SERVICE COVERS LOCATED UNDER PARKED VEHICLES/MOBILE STRUCTURES MAYBE OMITTED.

BURIED SERVICE COVERS WILL NOT BE INDICATED.

GRID COORDINATES ARE ORDNANCE SURVEY NATIONAL GRID DERIVED FROM GPS TRANSFORMATION.

ALL LEVELS ARE IN METRES DERIVED FROM GPS TRANSFORMATION.

(ht) - height

∅ - diameter

  - pea trap

a/g - above ground

a/r - assumed route

av - air valve

bb - belisha beacon

bd - back drop

bl - bed level

boll - bollard

bos - bottom of shaft

bt - telecom

c/b fence - closeboard fence

c/box - control box

catv - cable television

cl - cover level

con - conifer

cr - cable riser

cws - combined water sewer

d/chan - drainage channel

ejb - electric junction box

elec - electric

eot - end of trace

ep - electric pole

er - earth rod

f/bed - flower bed

fh - fire hydrant

fl - floor level

fs - fire switch

fws - foul water sewer

g - gully

g/run - gully run

gr - gas riser

h/chestnut - horse chestnut

h/thorn - hawthorn

ic - inspection cover

il - invert level

ill - illuminated

int - interceptor

lp - lamp post

mh - manhole cover

mkr - marker

o/h - over head

ol - off let

osa - off survey area

OSBM - ordnance survey bench mark

p & r fence - post & rail fence

pd - pit depth

pr - pipe riser

ptg - pipe to ground

pts - pipe to surface

re - rodding eye

ret wall - retaining wall

rs - road sign

rwp - rain water pipe

s/birch - silver birch

s/p - safety paving

sap - sapling

sec fence - security fence

sfc - soil filled chamber

sl - spot light

sp - soil pipe

st - stop tap

sv - stop valve

svp - soil vent pipe

sws - storm water sewer

TBM - temporary bench mark

tfr - taken from records

tl - threshold level

toc - top of cap

top - top of pipe

tot - top of tank

tp - telecom pole

ts -  traffic signal

t/s - trench scar

u/s - underside

utl - unable to lift

utr - unable to rod

uts - unable to survey

utt - unable to trace

vp - vent pipe

wfc - water filled chamber

wl - water level

wm - water meter

wp - waste pipe

wr - water riser

TOPOGRAPHICAL SURVEY/UTILITY KEY :-

NORTHINGS

STATION

EASTINGS

ST01   514609.027   216685.109   132.745

ST02   514645.807   216687.227   131.962

ST03   514603.362   216617.057   132.780

ST04   514587.677   216590.996   132.870

ST05   514603.670   216595.181   132.716

ST06   514561.470   216564.424   132.307

ST07   514544.506   216548.128   131.987

ST08   514563.231   216541.532   131.867

ST09   514519.515   216519.193   131.006

ST10   514562.267   216502.843   131.808

ST11   514487.887   216487.425   129.382

ST12   514596.348   216531.910   132.413

ST13   514628.657   216570.700   132.637

ST14   514489.590   216522.692   130.644

ST15   514464.010   216455.845   126.879

ST16   514515.444   216531.927   131.179

ST17   514528.711   216408.079   130.368
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