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1. The Council’s strategy is fundamentally no different from the earlier failed plan. It seeks to 
accommodate the great majority of its housing need in a few strategic sites comprising green 
fields at the edge of settlements. The addition is the Park Street Garden Village proposal.  

Question 8 – Mix of Sites  

2. There is no evidence the Council has undertaken a comprehensive analysis of the SHLAA sites 
to determine whether each serves the purposes of including land within the Green Belt (para 
134 NPPF), neither whether it is necessary to keep sites permanently open (para 139 b NPPF).  

3.  The NPPF paragraph 67 requires that planning policy should identify a sufficient supply and 
mix of sites, taking into account availability, suitability and economic viability. 

4. The NPPF paragraph 68 refers that small to medium size sites can make an important 
contribution to meeting the housing land requirements and can often be built relatively quickly.  
It is therefore clear that such sites can make a positive contribution where the housing trajectory 
for the first few years of the plan is below the annual requirement, especially where a plan is 
primarily focused on a few large scale developments. 

5. The NPPF Paragraph 68 states, that Local Authorities should identify through the Development 
Plan and Brownfield Register, land to accommodate at least 10% of the housing requirement 
on sites no larger than one hectare unless there are strong reasons why the 10% target cannot 
be achieved.  The Council’s SHLAA identified many potential small sites around the edges 
settlements which could be taken forward for housing without causing material Green Belt 
impact.  It is of concern that the Council has chosen instead to concentrate meeting its housing 
need through large scale strategic sites.  At this stage in the planning process, the Council 
cannot categorically ensure that such large scale sites will be subdivided to levels where small 
to medium enterprises can enter the market and contribute to housing delivery or that these 
large scale sites will in part be subdivided to produce parcels of up to 1 hectare. . 

6. The only evidence so far provided by the Council relating to small sites is Appendix 5 of the 
Submission Plan.  A number of these sites have already been developed, but in any event the 
total falls woefully short of the 10% benchmark of housing sites of less than one hectare.  Many 
of the sites in Appendix 5 of the Submission Plan are for single dwellings comprising of knock 
down and rebuild for owner occupation, where the work will be done by small building 
contractors. It is not providing the opportunities of small to medium house builders to acquire 
sites for new housing delivery.  

7. In the recent past windfall opportunities in St Albans district have largely been achieved by the 
change of use from offices to residential, that has all but been exhausted in part due to the rise 
in offices rents, which has impacted upon the viability of residential conversions (notably 45 
Grosvenor Road – now seeking office lettings). The city of St Albans has lost 5,575 sq metres 
of offices to residential conversion.  

8. Given the high values within the District, developers have eked out under used/valued sites for 
residential re-development over many years. The prospect of historic levels as windfalls being 
maintained is very unlikely with the diminishing opportunities. The Council can’t realistically rely 
on windfalls, which as the name implies, are unidentified sites, to provide sufficient land 
availability of small sites. The council should be making specific provision within its plan so as 
to achieve the objectives of para 68 NPPF.  

9. A purpose of the NPPF policy was to provide through the planning system, sites which would 
be available for small to medium house builders, bearing in mind that during the post-war years 
where new house building was at its highest level, much was built out by the small to medium 
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house builders.  The Government’s aim is to assist such house builders by providing that the 
planning system makes available small sites whereby they are able to compete in the market.  
The larger scale sites are dominated by a few large house builders and the strategy in the St 
Albans plan is for large scale sites.  The Council’s strategy should have reviewed the Green 
Belt boundaries adjoining existing settlement edges following the site’s assessments under the 
SHLAA.  In such circumstances, it would have been evident that there are a number of small 
sites around settlement edges which could easily provide small housing sites and these would: 

a) Assist in the dispersal of housing around the district; 

b) Provide organic growth to settlements; 

c) Provide early delivery of housing, since there would not be a long lead-in time; 

d) Support local community facilities, such as nurseries, primary schools, shops, pubs etc/ 

e) Occupiers of small developments integrate better into the local community.  

A site which would fall within this category is identified edged red in Appendix 1.  In fact due to 
the acquisition of an access by Herts County Council, the site falls in two parts, which are shown 
as A and B.  Site A is 0.285 hectares and Site B approximately 0.162 hectares.  

10. The SHLAA 2016 update referenced the subject site as 442.  The Council’s assessment form 
is provided in Appendix 2.  A review of the assessment is that the Council regards the site as 
being woodland/grassland, whereas due to a change in circumstances resulting from the 
construction of the school, it comprises of disused grassland and the woodland is, as it has 
always been, comprises a hedge along the frontage of Common Lane.  A hedge which is 
overgrown and which requires for good management to be cut back. Whilst the SHLAA 
recognises the Herts County Council’s possible school site, it was done at a time when the 
school did not have planning permission and as noted above, this has materially changed the 
character of the area.  The assessment is therefore based on the site as it was pre-planning 
permission.  In the section under ‘Site Suitability’, it regards the access as poor even though 
the sites have frontage to Common Lane.  Under heading ‘Would the development cause 
demonstrable harm to the character of the area’, the Council’s response is ‘Yes’, but there has 
been a material change in circumstances and as a consequence is no longer a valid response.  
In relation to the points ‘Would the development result in an unrestricted sprawl of built-up 
areas; that the scale and nature of the development would be large enough to significantly 
change the size and character of the settlement; the development would result in neighbouring 
towns merging into one another and the development would result in encroachment into open 
countryside’, the Council’s response in relation to each of those is either ‘Significant’ or ‘Partial’, 
none of which are now applicable to the change in circumstances.  The Council’s response to 
‘Would the development of the site affect the land that is presently rural rather than urban in 
nature and the development would be visually intrusive from the surrounding countryside’, 
again, Council have replied positively, yet that bears no resemblance to the current situation. 

11. Due to the land now being severed, it comprises a strip which is no longer viable for agricultural 
purposes.  To that extent, it is disused and becoming derelict. 

12. It is difficult to envisage that the removal of this site from the Green Belt would create additional 
development pressure on adjoining land as it now comprises of infill effectively surrounded by 
development. 

13. In summary, the site’s suitability, policy constraints and characteristics have changed 
dramatically with the planning permission for the secondary school and its construction. 



3 
 

14. Notwithstanding the Councils erroneous site analysis, nevertheless the Council regarded this 
as a potential site.  The SKM Green Belt review report considered the contribution to the Green 
Belt having regard to a wider area and not in relation to this specific site, neither having regard 
to the material change in circumstances resulting in the construction of the school. 

15. The school was granted planning permission in February 2018, the start date for the plan period 
proposed by the Council.  

16. The sites at Common Lane comprise a frontage strip which adjoins the settlement edge of 
Harpenden.  The strip has a depth of 37m.  As shown on the plan Appendix 1 it is contained by 
a new school building to the east and is opposite housing.  To the north the buildings were used 
for agricultural purposes.  However, since the purchase of the land for the school (subject to a 
Council resolution to compulsorily acquire) the buildings will be the subject of an application for 
change of use to four residential units under Class Q of the General Permitted Development 
Order 2018.  In essence, these narrow sites are contained on all four sides and no longer 
function as part of the wider rural area.  The construction of the new school has dramatically 
changed the character of the area, but this has not brought about a reappraisal of the site by 
the Council. 

17. The sites with road frontage are fully serviced by existing infrastructure.  The residential 
properties would face the road and back onto the school buildings.  The school’s outdoor play 
areas are shown on the approved drawings and it will be seen that they are shielded by the 
school buildings from the sites. 

18. The sites also provide opportunity for self build given the plots can be developed independently 
and all accessed and serviced from the existing highway. 

19. In summary the Councils Development Strategy is inconsistent with the NPPF. It has failed to 
identify sufficient small sites. Visually the 2 sites in Common Lane read as part of the 
Harpenden settlement and should be identified for housing within the plan as meeting part of 
the Councils identification of a suitable number of small sites. The Council should review its 
strategy and the potential sites identified in the SHLAA.  

 

 

 

 

 

 

 

 

 

 

 




















