
 

 

 

 

 

 

 
ST ALBANS CITY AND DISTRICT LOCAL PLAN (2020-
2036) EXAMINATION  
 
MATTER 7 – THE BROAD LOCATIONS FOR DEVELOPMENT – SPECIFIC MATTERS  
WEST OF CHISWELL GREEN – POLICY S6 (X) 
 
Statement of Convene Construction Ltd on behalf of the owners of land off Miriam Lane, 
Noke Lane, Chiswell Green, St Albans, AL2 3NY. 
December 2019 
DLA Ref 19/505 
 

 



The Inclusion of the Report Site as Part of Policy S6 – West of Chiswell Green. 
 

1.0 INTRODUCTION & SUMMARY 
 

1.1 The District Council propose to exclude from the Green Belt that land to the west of 

Chiswell Green up to and bordering the former Butterfly World Site at Miriam Lane, 

Noke Lane, Chiswell Green, St Albans.  This statement proposes to include the former 

Butterfly World Site as part of the land to the West of Chiswell Green.   

 

1.2 This statement is written on behalf of Convene Construction Ltd. Representations 

were made to the pre-submission draft Local Plan in October 2018 on behalf of the 

previous promoter by RPS. These representations set out the basis for the allocation 

of land at Butterfly world for development. This hearing statement builds on those 

original representations. 
 

1.3 DLA Town Planning has set out in statements to other examination matters the case 

for additional housing provision. In essence, the evidence and Sustainability Appraisal 

work underpinning the draft plan are insufficient; the housing proposed at East Hemel 

Hempstead cannot be relied on to only meet housing need in St Albans district; the 

proposed Park Street Garden Village is undeliverable; the “stepped” housing trajectory 

is flawed; and the plan is not consistent with the NPPF as it does not provide for 10% 

of housing on sites of less than 1 hectare. These soundness concerns require 

modifications to be made to enable the Plan to be found sound, modifications that 

will require additional housing sites to be added to the Local Plan.  
 

1.4 One of the potential sources of additional housing supply identified in the DLA Town 

Planning statements is extensions to existing Broad Locations. The inclusion of the site 

at Butterfly World as part of the West of Chiswell Green Broad Location is an obvious 

example.  

 

1.5 The Butterfly World site is promoted as an extension to the proposed Broad Location 

on the basis that not only would the resulting Green Belt boundary not compromise 

the purposes of the Green Belt but would also recognise that the Site is previously 

developed land (PDL) and that, in carrying out the planning balance, the benefits of 

using this land to help address the shortage of new homes and commercial floorspace 

in the District outweigh any impact on openness. Furthermore, the addition of new 

housing would significantly help the deliverability of the proposed two-form entry 

primary school proposed for the site.  
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2.0 NONE OF THE PURPOSES OF THE GREEN BELT WOULD BE COMPROMISED 
 

2.1 The NPPF at paragraph 134 sets out the 5 purposes of a Green Belt. 

 

2.2 Purpose a) to check the unrestricted sprawl of large built-up areas  Even if Chiswell 

Green were considered a large built-up area, the exclusion of the Site would not lead 

to any unrestricted sprawl, the Site being well contained and defined by existing 

landscape features and with development extending no further westwards than the 

former Gardens of the Rose site. 

 

2.3 Purpose b) to prevent neighbouring towns merging into one another  The Site is 

located to the west of Chiswell Green and with the nearest town to the west, Hemel 

Hempstead, located some 6 km distant and with the nearest town to the south-west, 

Watford, located some 3km to the south-west.  Consequently, the development of the 

Site will not lead to any merging of towns. 
 

2.4 Purpose c) to assist in safeguarding the countryside from encroachment  Prior to its 

closure the Site was a ‘brown signed’ visitor attraction, capable of accommodating up 

to 1 million visitors each year.  As much of the enabling work to provide such visitor 

numbers has been implemented, the Site is no longer countryside and so Purpose c) 

is not engaged. 
 

2.5 Purpose d) to preserve the setting and special character of historic towns  St Albans, 

as an historic town, is located 2km to the north-east and separated from the Site by 

Chiswell Green itself and the St Albans suburb of the Verulam Estate.  Due to this 

intervening development and separation distance the release of the Site from the 

Green Belt will have no impact on Purpose d). 

 

2.6 Purpose e) to assist in urban regeneration, by encouraging the recycling of derelict 

and other urban land  As the Site is vacant PDL it is in need of recycling.  Consequently 

its release from the Green Belt to aid this process would not conflict with this Purpose. 

 

 The Site is Previously Developed Lane (PDL) 

 

2.7 The Site was opened as Butterfly World, a ‘brown signed’ visitor attraction designed, 

once complete, to attract up to 1 million visitors. It contains much development to 

include, screen bunds; very large concrete ‘flower pots’, roads, car parks and; the 1.6 

ha base for a biodome.  Consequently the Site is PDL. 
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2.8 The Openness of the Green Belt 

 

2.9 As noted above, the Site is PDL and contains much built development.  In addition 

there are two office buildings in the form of ‘beehives’.  Whilst the impact on the 

openness of the Green Belt is thus visually limited, nevertheless the Site is PDL and as 

noted above does not compromise any of the 5 purposes of a Green Belt. 

 

2.10 A ‘Defensible’ Green Belt Boundary Can be Provided 

 

2.11 The Site contains two parts, the road access, known as Miriam Lane and the main body 

and which contains the built development.  Each part would provide a defensible 

boundary as follows. 

 

2.12 Miriam Lane  This runs on a north-south axis along the western edge of Report Site 6.  

Miriam Lane comprises a two lane highway designed to provide access for up to 1 

million visitors to the former Butterfly World.  It has a good hedgerow screen to its 

western boundary and so provides a suitable defensible edge to the Green Belt. 

 

2.13 The Main Body of the Site  This fronts Chiswell Green Lane to the north, whose hedged 

carriageway would form a defensible Green Belt boundary.  To the west is the former 

Gardens of the Rose visitor attraction, whose landscaped grounds form a western 

defensible boundary.  To the south of the main body of the Site is a hedgerow and the 

landscaped bunds constructed as part of the former Butterfly World site and which in 

turn forms a southern defensible boundary. 

 

3.0 Deliverability of West Chiswell Green Broad Location 

The general approach adopted by the Council in selecting strategic sites is to only 

assess sites of 500 dwellings or more. That the land west of Chiswell Green has been 

selected despite only accommodating 365 dwellings is due to its inclusion within the 

Council’s Green Belt Review.  

 

3.1 The fact that the site falls below the 500-dwelling threshold is not problematic – on 

the contrary, we have argued that the Council’s strategy is unsound because of the 

lack of smaller sites. However, the delivery of a two form-entry (2FE) primary school 

from a site of 365 dwellings is highly questionable and it is this element that needs 

modification.  

 

3.2 Policy S6(X) is not deliverable, and therefore not sound, because it is based on the 

delivery of a 2FE primary school when, according to the Hertfordshire County Council 

“rule of thumb”, the site itself only generates 0.73FE worth of pupils. CIL Regulations 

prevent the Council from requiring the developer to provide more than their fair share 
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(i.e. anything not “directly related to the development” and “fairly and reasonably 

related in scale and kind to the development”). Pre-submission representations from 

the owners of the proposed S6(X) site were careful to limit the extent of developer 

contributions and the role of the CIL Regulations:  

 

“With regard to the delivery of the school, an appropriate CIL or S106 education 

contribution in accordance with Reg. 122 of the CIL Regulations will be provided.” (para 

4.9) 

 

and 

 

“We consider that this proposal for the provision of land to accommodate a 2FE 

primary school, together with an appropriate level of funding for the school 

commensurate with the impact arising from the Site’s development would offer a 

substantial community benefit to the locality, in view of the established deficit in 

primary school places and the identified challenges in expanding existing schools.” 

(para 4.10) 
 

3.3 There is a substantial funding shortfall in delivering the required primary school. Any 

proposal to make the site larger would therefore help to make the scheme more viable 

and lessen the burden on the public purse.  

 

3.4 The land being promoted at Butterfly World is 10.86ha in size. The indicative layout 

produced for the site and submitted in October 2018 shows the site accommodating 

250 dwellings. This scale of additional development would make a substantial 

contribution to solving the school funding gap and making the West of Chiswell Green 

broad location deliverable. Any remaining funding gap could be made up through the 

addition of the small and medium-sized sites that DLA Town Planning maintains are 

needed to make the overall strategy sound.  

 

4.0 Site Specific Proposals 

 

4.1 The representations submitted by RPS in October 2018 included an indicative 

masterplan for the site. This scheme was a housing-based proposal and included 

around 250 new dwellings, based on the Council’s assumption of 400 dwellings per 

hectare. More recent exploratory work on the site has suggested an element of 

employment use may be suitable, alongside housing provision. Given the shortage of 

employment allocations in the district, other than the land at East Hemel Hempstead, 

there is a need for additional commercial space and the former Butterfly World site 

would be well placed to deliver this. Further exploration of the development capacity 
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of the site can be undertaken as part of masterplanning for the Broad Location. The 

mix of uses provided for can be informed by the Inspector’s conclusions in respect of 

both housing and employment needs.  

 

5.0 Conclusions 

 

5.1 This statement supports the inclusion of the Site within the site of Land West of 

Chiswell Green.  It does so on the basis that the release of the Site from the Green Belt 

would not compromise any of its five purposes and, as PDL can be safely released with 

defensible boundaries available to secure that land to the west from development.  

  

 


