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Dear Sir or Madam,
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E:
DL:
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Wimborne BH21 1PB
T: +44 (0) 1202 856 800
F: +44 (0) 1202 856 801
savills.com

REPRESENTATIONS ON BEHALF OF LEGAL & GENERAL
ST ALBANS LOCAL PLAN 2020-2036 - REGULATION 19 CONSULTATION
Introduction
The following representations are submitted on behalf of Legal & General (L&G) in respect of their land interests
at north west of Harpenden, which forms part of the ‘North West Harpenden Broad Location’ (‘The NWHBL’).
L&G control the land to the north west of Cooters End Lane and are working collaboratively with Commercial
Estates Group (CEG) who are promoting land south east of Cooters End Lane. Representatives from L&G and
CEG presented jointly to the Evaluation Validation Panel on 24 May 2018, and both parties submitted
representations to the Council’s St Albans Local Plan 2020-2036 Regulation 18 Consultation (February 2018)
including a jointly produced site specific Vision Document and indicative masterplan.
L&G are keen to work with St Albans City and District Council (SACDC) to support the plan making process
and ensure the range of benefits set to arise from this development are realised through direct delivery via
Legal & General Homes Communities, the housebuilding arm of the Legal & General Group.
The North West Harpenden Broad Location
The NWHBL represents an inherently sustainable development well integrated within approximately 1.2km of
Harpenden town centre and adjacent to the existing settlement boundary. It is a unique opportunity in a location
with access to a wide range of services, facilities and employment opportunities as well as sustainable transport
options. Development here offers opportunities to support a shift towards sustainable travel alongside mitigating
any impacts of the development on the transport network.
It is also considered to represent an exciting opportunity to deliver a high quality, integrated and inclusive new
community which respects its landscape setting, provides new homes to meet the varied needs of the
community, includes education and open space facilities, and offers routes to encourage walking, cycling and
the use of public transport.
Representations
Overall, L&G welcomes the direction of the emerging Local Plan and considers that this emerging document
represents a positive step for planning in St Albans. In particular L&G strongly supports the identification of
North West Harpenden as a Broad Location for a housing led development for early delivery in the plan period,
based on its ability to promote and deliver homes in a sustainable location, as well as community provision and
wider benefits.
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Subsequent to the presentation to the Evaluation Validation Panel on 24 May 2018, L&G and CEG completed
a proforma confirming to SADC the details of our proposals, including the ability to meet emerging Local Plan
policy requirements. Our observations and comments are provided within this context, which include the
identification of some areas of the emerging Plan that we suggest should be amended to ensure that the
emerging Plan is found sound at Examination.
Our specific responses to each policy are set out on the enclosed representations response forms and cover
the following matters:
·
·
·
·
·
·
·
·
·
·
·
·
·
·
·
·

Paragraph 1.9 / Evidence Base.
S1 – Spatial Strategy and Settlement hierarchy.
S2 – Development.
S3 – Green Belt.
S4 - Housing Strategy and Housing Requirement/Target.
S6 - Broad Locations for Development.
S6 viii) - North West Harpenden.
L1 - Housing Size, Type, Mix and Density.
L3 – Provision of and financial contributions to affordable housing.
L17 – Infrastructure.
L18 – Transport Strategy.
L19 – Highways/Access considerations for new development.
L20 – New development parking standards and guidance.
L21 – Education.
L23 – Urban design and layout of new development.
L30 – Historic Environment.

We would also add, in general, that throughout the Draft Local Plan there is a need to distinguish between each
policy and its reasoned justification through appropriate formatting and wording.
L&G also notes that some background evidence documents have not yet been published, and it might be that
we will have further representations once these documents become available. However, it is clear from the
discussions at Planning Policy Committee meetings that work is underway and that these documents will be
published prior to the submission of the emerging Plan. L&G appreciates that the Council is working to get an
up-to-date plan in place as soon as possible and agrees that it is important that this is achieved, given the age
of the existing development plan and the scale of need in the area.
We would welcome the opportunity to continue the process of engagement with the Council and to appear at
the Examination to inform the Inspector’s consideration of the plan.
Yours sincerely

Andrew Fido
Associate Director
cc:
Enc:

Sophie Groves/Lauren Aitchison, LGC
Completed representation forms
Land at NW Harpenden: Transport Position Statement’ (25 September 2017)
North West Harpenden Vision Document (February 2018)
Presentation to SADC Evaluation Panel (May 2018)
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NORTH WEST HARPENDEN
M A Y

2 0 1 8

NORTH WEST HARPENDEN

OUR SHARED VISION
To work with the Council, stakeholders and local
residents to plan and deliver a high quality, integrated
and inclusive new community in a sustainable
location in Harpenden which respects its landscape
setting, provides new homes to meet the varied
needs of the community, includes education and
open space facilities, and offers routes to encourage
walking, cycling and the use of public transport.
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ILLUSTRATIVE MASTERPLAN
4

4

1

5

6

1

545 homes in a range of
types and sizes including
mansion block apartments,
terraces of two and three
bed houses and some larger
detached dwellings.

1

2

Green corridors and streets

2 linking key gateways and the

proposed new primary school.

3 Traffic calming by street
pattern design.

areas for
4 Amenity
community use.
Open spaces and lower density

5 edges to create transition to
the countryside.

6 2.5ha primary school site.

3

NORTH WEST HARPENDEN

BENEFITS
Mix of new homes to meet
local needs.
40% affordable homes,
including for key workers.
High quality design and
sustainable construction.
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Open space, orchard and allotments.
Contribution to a community building
or service hub.
Contributions to public
transport improvements.

Strong green infrastructure network,
including existing features, open spaces,
boundary and woodland planting.

Contributions to highway improvements
at “Ancient Briton”, Luton Road/Park Hill,
and other local junctions.

2.5ha site and support for provision of
new primary school places.

Enhanced cycle and pedestrian
routes to key local destinations.

Sports pitches for school and
community use.

Improved access to the
surrounding countryside.

NORTH WEST HARPENDEN

DELIVERING THE POLICY REQUIREMENTS
• Masterplanning in partnership with officers
already underway.
• A range of housing sizes, types and tenures.
• Community facilities including a 2.5ha
school site supported by the County Council.
• Open and green spaces which incorporate
and enhance existing landscape features.
• Improvements to existing infrastructure,
routes and transport connections.
• High quality design for sustainable
construction and occupation.
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Appendix 80: Community Infrastructure Extract of West of London Colney
Landowner/Developer Representations Regulation 19 Consultation (October 2018)

Land west of London Colney
Broad Location
Representations
On behalf of
Hertfordshire County Council
October 2018
Prepared by
Vincent and Gorbing

Land west of London Colney Broad Location

Landowner Representations

•

Medium density residential development area (193 dwellings)

•

Low density residential development area (32 dwellings)

•

Extra care housing (50 dwellings)

PAGE 20

3.10

The overall housing allocation (based on the masterplan as shown) can accommodate 450
dwellings. Special needs housing (12 units) would be accommodated in groups of four units
(throughout the development). The exact location of the special needs housing would be
determined at the detailed planning application stage depending on the dwelling typology.

3.11

Overall it is concluded that the housing allocation (440 dwellings) can be delivered if the
masterplan density approaches are adopted.

3.12

Structural landscaping along all the site boundaries should be established during the
construction of the early phases of development to reduce the visual impact of the second
phase and to protect the residential amenity of adjoining residential development.

Education and community facilities
3.13

The masterplan illustrates the provision of:
• Land for a 8FE secondary school (building zone 4.65ha and playing fields 9.18ha) with
the secondary school allocation being located in the proposed education zone with the total
area of 13.83ha (due to site configuration) which is acceptably just over the 12ha threshold
used for local plan allocations
• Land for a 2FE primary school (building zone 1.30ha and playing fields 0.78ha) which
is 2.08ha (due to site configuration) which is acceptably just over the 2ha threshold used
for local plan allocations
• Community playing fields (2.53ha) located adjacent to Shenley Lane to enable access
for all residents (including existing London Colney residents)
• Children’s play areas (which would be overlooked by the extra care scheme and
residential development to the south)

Napsbury Country Park, open spaces and woodland
3.14

The BL site offers the opportunity to create a new riverside country park along the River Colne
corridor on land owned by the County Council which could provide:
• Improvements to existing rights of way, signing, crossings and stiles to provide linkages
to the London Colney Nature reserve and car park to the east of Shenley Lane
• Riverside open space, wildflower meadows, scattered trees and mown grass paths on
land adjoining the River
• The addition of new woodlands as part of the community forest to create a more
defensible Green Belt boundary to the west of the development and to create informal
recreation opportunities to the south of the bridleway

3.15

This Country Park would provide the opportunity for increased accessibility for both informal
and formal recreation whilst providing a strong and defensible green belt boundary as well as
respecting and enhancing the setting of the Napsbury Park Conservation Area, Registered
Park and Garden.

Town Planning Consultancy Services | RG/5241 | October 2018
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Land west of London Colney Broad Location

Landowner Representations

PAGE 23

4.0 SUMMARY AND CONCLUSIONS
4.1

Land west of London Colney has been identified as a Broad Location (BL) for development in
the St Albans City and District Draft Local Plan for Publication (Regulation 19 stage).

4.2

The majority (aside of some private dwellings) of the BL site allocated land is in the ownership
of Hertfordshire County Council.

4.3

A number of technical and environmental studies were commissioned to support the
preparation of a preliminary masterplan to test deliverability and developability of the land
allocation:
•

Archaeological desk-based Assessment

•

Air Quality Assessment

•

Preliminary Ecological Assessment

•

Flood Risk Statement

•

Heritage Assessment

•

Landscape and Visual Assessment

•

Noise and Vibration Assessment

•

Transport Appraisal

•

Services Investigation Report

4.4

The technical and environmental studies conclude that there are no significant impediments to
development. The studies did identify site constraints which have been considered in the
preparation of the preliminary masterplan for the site.

4.5

The preliminary masterplan indicates the 450 dwellings can be accommodated (with variable
density levels) within the housing allocation (including 12 special needs dwellings and 50 extra
care housing dwellings). It has been demonstrated that the area identified in the Publication
Draft Plan is of sufficient size to accommodate the number of dwellings identified in the policy
with no boundary amendments required.

4.6

The preliminary masterplan indicates that a site can be identified for an 8FE secondary school
and a 2FE primary school. It has been demonstrated that the area identified in the Publication
Draft Plan is of sufficient size to accommodate the required site areas for the educational uses
with no boundary amendments required.

4.7

The preliminary masterplan indicates that open spaces and woodland can be accommodated
within the BL areas retained in the Green Belt with a potential extension to the existing
woodland in the north-west corner of the BL land allocation with no boundary amendments
required.

4.8

In order to accommodate the community playing fields (if these were to be accessible to
existing London Colney residents as well as new residents) and a country park it is likely that
the boundary of the land allocation needs to be extended to the south to include the areas
identified on the masterplan.

4.9

It is concluded that, subject to detailed design, the uses listed in the Broad Location Policy
S6ix) can be accommodated within the proposed allocation with no serious impediments to
development. It is recommended that the southern site boundary is extended to accommodate
the country park and community playing fields as proposed on the masterplan.
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Appendix 81: Community Infrastructure Extract of West of Chiswell Green
Landowner/Developer Representations Regulation 19 Consultation (October 2018)

Land to the west of Chiswell Green
St Albans City & District Local Plan 20202036 Publication Draft (Regulation 19)
10/18
Joint Representations prepared by JB Planning Associates and Adrian Irving
(Trustee) on behalf of Alban Developments Ltd and Adrian Irving (Trustee)

jb planning associates
Chells Manor, Chells Lane, Stevenage, Herts, SG2 7AA
e-mail info@jbplanning.com url www.jbplanning.com
tel 01438 312130 fax 01438 312131

St Albans City & District Local Plan 2020-2036 Publication Draft (Regulation 19)
Joint Representations on behalf of Alban Developments Ltd and Adrian Irving (Trustee)

4

Development Proposals and Policy S6x) Criteria

4.1

An Illustrative Design Brochure (see Appendix 4) has been prepared for the
Site to illustrate the emerging development proposals, including the delivery
of circa 365 dwellings; a 2 form entry primary school; a flexibly design
community facility; recreation and open space provision.

4.2

The proposals have been developed having regard to the draft Broad
Location Policy requirements (Policy S6x), as discussed in further detail
below.
Housing

4.3

The Illustrative Design Brochure demonstrates that a minimum of 365
dwellings can be delivered at an average net density in excess of 40dph.

4.4

All new housing will be provided in a range of types (including flats and family
sized housing), in accordance with the housing mix specified in Appendix 6 of
the Local Plan Publication Draft (or such in accordance with more recent
housing needs evidence provided by SACDC).

4.5

At least 40% of all new housing delivered on site will be affordable and will
conform with the proportions of social rent, affordable rent and subsidised
home ownership described in Appendix 6. Land reserved for affordable
housing will be pepper-potted across the site in a manner that enables
efficient management by a Registered Provider.

4.6

A minimum of 3% of the market homes provided will be self-build plots, and
whilst not a requirement of draft policy S6(x), it is also proposed that a
minimum of 5% of the new housing (Class C3 use) will be designated as
retirement housing (55+ years old) that conforms to Building Reg Part M4(2)
standards, subject to market testing.
Primary School

4.7

A 2-hectare serviced site for a 2FE primary school, including early years
provision and associated playing field, has been identified towards the northeast corner of the site.

jb planning associates representations
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St Albans City & District Local Plan 2020-2036 Publication Draft (Regulation 19)
Joint Representations on behalf of Alban Developments Ltd and Adrian Irving (Trustee)

4.8

Further consideration will need to be given to the appropriate siting of the
school through the masterplan process.

4.9

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.

4.10

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. It provides a further exceptional circumstance to
which significant weight should be attributed to justify the Site being released
from the Green Belt.
Community Facilities, Recreational Space and Public Open Space

4.11

Land for a flexibly designed community facility has been incorporated into the
Illustrative Design proposals, and it is intended that further discussions over
potential uses will take place as part of the collaborative masterplanning
exercise with the local community and other stakeholders.

4.12

Recreation space and public open space will be delivered and sustainably
managed in accordance with Policy L28 of the Local Plan Publication Draft.
Table 1 of this Policy requires approximately 3.4 hectares of open space to be
provided, and this can be achieved. Whilst understood that the use of
recreation space will be discussed further through the collaborative
masterplanning exercise, it is noted that the priority provision for West of
Chiswell Green (as set out in Policy L28) is strategic plan, teenage areas, and
children’s play areas. It is also recognised that the new school playing fields
will be treated as designated Local Green Space (Policy L21).

4.13

A tree survey has already been undertaken to inform the development of the
masterplan and ensure that important trees and landscape features can be
retained.

jb planning associates representations
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Adrian Irving
(Trustee)

Land to the west of Chiswell
Broad Location, St Albans (Policy S6x)
Illustrative Design Brochure
October 2018
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SUMMARY OF SCHEME BENEFITS

•	
Delivery of circa 365 much needed new dwellings to
contribute towards meeting the District’s housing needs
•	40% affordable homes, including social rent, affordable rent,
subsided home ownership and starter homes as well as key
worker accommodation
•	Housing densities and size mixes that make best use of the
land available and fulfil the evidence of need for smaller
dwellings
•	Allocation of a serviced site for a Primary School for the
benefit of the new and existing community
•	New non-residential facility for use by new and existing
residents of Chiswell Green
•	New recreational space and public open space
•	Opportunities for self-builders through the allocation of 7
self-build plots
•	Section 106 and CIL contributions as well as New Homes
Bonus to help improve local infrastructure, including
upgrades to nearby highway junctions
•	Excellence in design that embody high quality place making
principles leading to the creation of a new, attractive
residential environment
•	Landscaping and ecological enhancements

18
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High level masterplan
3.7

The high-level masterplan (Plan 5241/602) for the Former Radlett Aerodrome proposes:
• Residential development in 6 parcels providing 1530 units at 30dph and 2040 units at
40dph which exceeds the minimum 500 dwelling requirement for strategic scale sites and
enables flexibility in density levels
• Development form reflecting the orientation of the former aerodrome runway pattern to
provide a continuous historic reference and Garden City planning principles (green link
running through the development formed by tree lined boulevard referencing Parkway
(Welwyn Garden City), and a central green core with water feature referencing Kennedy
Gardens (Letchworth)
• Landscaped entrance to the south to improve environmental conditions and providing
a woodland setting adjacent to existing residential development along Park Street
• Vehicular access to the site from North Orbital (point fixed by previous SRFT
appraisals) linked to a by-pass around the development (which may or may not be required
depending on further technical work) and through routes into the development for the
Garden Village traffic
• Country Park on land to the north-west of the site (replicating SFRT Country Park) and
creating a permeable pedestrian/cycle link through to Park Street (which would need to be
improved) and to the north and north-east linking to a retained Wrights Farm (Community
Food Zone)
• Segregation of pedestrian and vehicular traffic flows and the retention of existing rights
of way and informal footpaths with potential pedestrian links to the Land west of London
Colney (north and south of Napsbury) development
• New woodland planting in the Country Park, extensions to the existing native woodland
and new formal planting patterns to way mark streets and pedestrian links replicating
existing way marking and creating new rights of way networks to the north, east, west and
south
• Village centre (mixed use retail/community and residential) which is located close to
northern entrance to the development and adjoins park and ride/rail to encourage passing
trade as well as meeting the needs of the development (concentrates traffic flows
associated with this use close to the A414 whilst still being accessible to residential areas)
• Potential new station on the Midland Mainline (former station location) and car park for
station use only (further technical work required on need and viability particularly given
enhanced links to Park Street (Abbey Line) station
• Potential site area for secondary school located in the heart of the residential
development (13ha) but substitution of RA2 could lead to a loss of 520 dwellings (with a
new secondary school on land west of London Colney there may not be a requirement for
a second secondary school on land at Park Street Garden Village if sustainable transport
links (cycling/walking) can be established under the Midland Mainline Railway to create
good accessibility
• Primary school (3ha) enough for 2fe site which could possibly be extended to create
3fe primary school (area adjustments to RA2)
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Compliance with proposed policy
3.8

The high-level masterplan complies with the proposed land allocation as follows noting that
some matters will need to be dealt with at the preliminary masterplan stage informed by
additional technical and environmental studies:

Table One: Proposed policy compliance
Minimum capacity 2,300 dwellings

High level masterplan response: 15302040 units which is currently below the
target for the site but could be increased
with density approaches to existing
parcels, by stretching the definition of
parcels and by a mixed-use approach to
the village centre

The 2,300 dwelling figure above
includes one 50+ bed C2 Residential
or Nursing care home, at least one 50+
home Flexi-care scheme and 20 units
to provide special needs
accommodation, in accordance with
Policy L2

High level masterplan response: 15302040 units can include at least one 50+
bed C2 Residential or nursing care
home and at least one 50+ C3 Flexicare scheme

Minimum 40% Affordable Housing in
accordance with Policy L3

HCC would ensure compliance at any
detailed planning application stage
Phasing and design
Preliminary masterplan stage
Phasing and design at planning
application stage.

Minimum overall net density 40
dwellings per hectare
Housing size, type and mix as set out
in Policy L1 and Appendix 6
Strategic and local open space,
including managed woodland and
ecological network links

These uses can be identified at the
preliminary masterplan stage.

HCC would ensure compliance at any
detailed planning application stage
Phasing and design
High level masterplan response: new
country park is proposed and woodland
areas along site boundaries with links
to Country Park areas to the east of the
site (under pass the railway) and north
of the site into existing rights of way
networks

Countryside access links including off
road paths (rights of way) and links to
a community food zone retained in the
Green Belt

High level masterplan response:
development links directly into off road
paths and links to the community food
zone (Hedges Farm) which is proposed
for retention

A substantial new Country Park
providing facilities for new and existing
communities

High level masterplan response: this is
proposed (northwest of the site) as part
of the development

Retention of important trees and
landscape features

High level masterplan response: trees
on site boundaries are proposed for
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retention and enhancement – further
work will be required at later stages to
determine the impact on other
landscape features in more central
areas of the site
One 3FE and one 2FE primary
schools, including early years
provision to serve the new community

High level masterplan response: primary
school site (3ha) has been identified
which could be extended to provide 3fe
but a second primary school site has not
yet been identified and further work will
be required at the preliminary
masterplan stage

An 8FE secondary school to serve
new and existing communities

High level masterplan response:
secondary school site has currently
been identified at the expense of
residential development parcel RA2
leading to a loss of 520 dwellings but
further work at the detailed feasibility
stage could address this requirement
more fully and there maybe the option of
creating provision at Land west of
London Colney to serve both Broad
Locations.

Transport Network (including walking
and cycling links) and public transport
services upgrade/improvements,
including a local bypass route for Park
Street and improvements to the A414
as a strategic route for the wider area

High level masterplan response:
segregated walking and cycling links
have been created through the
development and linked to adjoining
existing rights of way and informal
footpaths and into adjoining land

New park and rail facility on the Abbey
Railway line south of the A414

Preliminary masterplan stage – major
transport infrastructure study required
to assess potential

15-20-minute peak period service on
the Abbey railway line from date of first
occupation. This will likely require a
new passing loop on the Abbey
Railway line, either on site or delivered
elsewhere

Preliminary masterplan stage – major
transport infrastructure study to assess
potential

3% of homes provided to be self-build
housing

Detailed planning application stage:
Phasing and design

New neighbourhood and local centres,
including commercial development
opportunities

Detailed planning application stage:
Phasing and design

Recreation space and other
community facilities, including health
provision

High level masterplan response: village
centre shown on masterplan which can
include all these uses

3% homes to be self-build housing

Deed planning application stage:
Phasing and design
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Community Management Organisation
with sufficient assets to provide
sustainable management of
community facilities, open spaces and
parklands

Detailed planning application stage:
S106 agreement

Excellence in design, energy
efficiency and water management

Detailed planning application stage:
Phasing and design

Appropriate renewable energy
production and supply mechanisms

Detailed planning application stage:
Phasing and design

Two 15 pitch Gypsy and Traveller sites

Preliminary masterplan stage

Full exploration of possibilities for
direct services to Euston via Watford
and/or links to a future Metropolitan
Line extension in Watford

Preliminary masterplan stage

Full exploration of possibilities for an
Abbey Line stop or active travel
routes/measures serving the BRE

Preliminary masterplan stage

Full exploration of possibilities for an
additional station on the Midland
Mainline

Preliminary masterplan stage
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