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Executive Summary 

 

This report details the steps undertaken by CALA Homes (Chilterns) Ltd and Redington Capital Ltd 

(hereafter the “Applicants”) to engage the local community regarding its proposals for land south of 

Chiswell Green Lane, Chiswell Green in St Albans. 

 

As a starting point, the Applicants announced the upcoming consultation with correspondence with a 

wide range of stakeholders, detailed later in this document, outlining the programme for engagement. 

This led to a private briefing for St Stephen Parish Council in advance of the wider public consultation.  

 

The consultation has been a hybrid and included both online and in-person elements across a week 

from Friday 25th February until midnight on Thursday 3rd March. The applicant organised a virtual public 

consultation so stakeholders and residents could view the plans. This was hosted on a new project 

website available at https://calaplanning.co.uk/chiswell-green/.  

 

During the consultation period, the website was viewed 1,775 times, with 16 online feedback form 
submissions made during this time, all of which were GDPR-compliant and can therefore be formally 
considered as part of the consultation process. 
 
The team also hosted a webinar presentation online presentation in which attendees would receive an 
update from the project team followed by a live Q&A. In total 62 residents attended the event out the 
97 that registered for the event. They asked 42 questions on a wide range of topics with a particular 
focus on traffic and access arrangements 
 

An in-person event was also held at Park Street Baptist Church - 2 Penn Rd, Park Street, St Albans AL2 

2QF, based c.2miles from the site. This was attended by 99 people including two councillors for St 

Stephen Ward at St Albans City & District Council (SACDC), the St Stephen division member for 

Hertfordshire County Council and two Chiswell Green Councillors for St Stephen Parish Council. By the 

end of the event 18 feedback forms were completed to add to the online representations bring the total 

to 34.  

 

A review of the all the feedback received during the consultation revealed that: 

 

• 29% recognise the need for more family and affordable housing in Chiswell Green 

• 31% either strongly agree or agree that there is a need for a new school in the local area 

• 37% either strongly support or support the plans to make the site publicly accessible  

• 39% either strongly support or support the landscape strategy including the provision the 

provision of publicly accessible green core and green corridors 

• In the additional comments, the affordable housing provision was welcomed with the issue 

mentioned by four different respondents. The main issue raised was congestion and the 

impact the development would have on the local road network.  

 

The entire consultation was publicised simultaneously using multiple different channels to ensure a 

broad reach. This included the distribution of an invite leaflet to 1,394 households and businesses in the 

vicinity of the site on 18th February 2022. Invites were also sent directly to the stakeholders highlighted 

in this document following the initial contact.   

 

The Applicants also took out Facebook advertising with reached 21,950 people surrounding the Chiswell 

Green area. The ad provided details of the consultation and how to get involved. This was live from 18th 

February until 3rd March and received 1,139 link clicks. 

 

During the consultation, residents and stakeholders were given the opportunity to provide feedback via 

a number of different channels. A freephone information line and project email were available for 

https://calaplanning.co.uk/chiswell-green/
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members of the public to provide their feedback to the project team and request further information if 

required. Where requests for hard copies of the consultation materials and feedback form were received, 

the Applicants provided these accordingly. 

 

The Applicants is committed to engaging with the local community and, following the submission of the 

application, will ensure that interested parties and key stakeholders remain informed and updated 

regarding the plans.  

 

This document provides a chronological account of the pre-application consultation undertaken and a 

review of the feedback received. 
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1. Introduction 

 

1.1 The Applicants are consulting the community on proposals to deliver up to 391 new homes at 

land south of Chiswell Green Lane, Chiswell Green. 

 

1.2 The team is committed to consulting local stakeholders and the local community with regards to 

its proposals and has a strong track record of good communication with members of the local 

community, community groups, local councillors and other third-party stakeholders. 

 

1.3 This document has been produced with the aim of clearly and concisely detailing the community 

consultation undertaken by the Applicants in respect of its proposals for the site.  

 

1.4 This document provides a chronological account of the consultation activity that has been 

undertaken within the pre-application stages of the planning application and, in addition, the 

activity that the Applicant proposes to undertake following submission of an application. 

 

1.5 In order to assist with community engagement on the plans, the Built Environment 

Communications Group (BECG) has been appointed, a specialist communications consultancy, 

to form part of its wider project team. 
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2. Background 

2.1 The Site 

2.1.1 The Site comprises of agricultural land, a farmyard with stables and equine facilities, and a derelict 

farmhouse and outbuildings. The agricultural land is divided into four distinct fields separated by 

mature trees. The fields in the northern part are intensively grazed by horses whilst the fields in 

the south are currently unmanaged grassland. 

 

2.1.2 The Site is located adjacent to the village of Chiswell Green and is approximately 1.1km southeast 

of the cathedral city of St. Albans. The northern boundary is formed by Chiswell Green Lane. The 

eastern and south-eastern boundaries are directly adjacent to the residential area of Chiswell 

Green with the site bordered by the gardens of the residential properties 

 

2.1.3 There is a small woodland (TPO) area to the east of the Site which is not included in the site 

boundary and sits between the site and residential area. Beyond the western boundary of the 

Site, a car park separates Miriam Lane from the western site boundary. Lying adjacent to Miriam 

Lane approximately 25m to the east is the site of the former ‘Butterfly World’. 

 

2.1.4 St. Albans Polo Club is approximately 80m northeast of the site with Chiswell Green Lane lying 

between the two areas. The M1 is 1.4km to the east and meets the M25 1.5km southeast of the 

site. The wider surrounding area comprises residential areas to the east and agricultural land to 

the west. 

 

Fig. 1: Site Location showing approximate red line boundary 
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2.2 Proposal 

2.2.1 The Applicants are seeking outline consent for up to 391 new homes on the site.  Subject to 

planning permission being granted by SACDC, then a “reserved matters” application will need to 

be submitted the establish the detail of the proposals within the parameters of the outline 

permission.  

 

2.2.2 The proposals will deliver a high quality and sustainable neighbourhood comprising up to 391 

new homes. The new homes proposed will help support local housing delivery, providing much 

needed family homes and promoting housing choice. 3% of the new homes will be allocated as 

self-build plots and sold to interested parties to build independently.  

 

2.2.3 The development will also provide 40% of the units at affordable levels, comprising a mixed tenure 

split that will be established in the reserved matters application.  

 

2.2.4 The proposals will deliver wider improvements to landscaping, with an aim to achieve a net gain 

in biodiversity. This will be delivered by creating new habitats in a new, publicly accessible green 

core at the centre of the site. This will be accessed via green corridors that will include new 

pedestrian and cycle links through the site improving connectivity to the surrounding area. To 

deliver a net gain, contributions may also be agreed with the Council to enhance habitats offsite 

 

2.2.5 Land will also be allocated for a new two form entry primary school. This will made available to 

Hertfordshire County Council to deliver the school, subject to planning permission being granted.  

 

2.2.6 The exact number of parking spaces will be determined by the reserved matters application but 

will align with SACDC standards.  

 

2.2.7 The Applicants are prioritising sustainable transport methods and championing cycling with new 

improved facilities proposed on Chiswell Green Lane. There will also be a new tiger crossing and 

pedestrian/cycleway at Watford Road and Forge End. The 321-bus route will also be diverted 

through the site so all new residents are withing a five minute walk of a bus station.  

 

2.2.8 A full description of the planning application is set out in the Planning Statement. 

The demolition of existing structures and construction of up to 391 dwellings (Use Class C3), the 

provision of land for a new 2FE Primary School, open space provision and associated landscaping and 

new access arrangements 
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3. Pre-application Consultation 

3.1 National and Local Guidance 

3.1.1 The Applicants have complied with the Government’s National Planning Policy Framework 

(NPPF) which states that “early engagement has significant potential to improve the efficiency 

and effectiveness of the planning application system for all parties.”  

 

3.1.2 The NPPF also highlights that “good quality pre-application discussion enables better 

coordination between public and private resources and improved outcomes for the community.”  

 

3.1.3 SACDC’s Adopted SCI simply advises developers of the largest schemes to consult local 

communities before submitting certain planning applications. The document goes onto to explain 

that this may include public exhibition and drop in session in an accessible local venue, publicised 

through website or virtual exhibition, local press, social media and flyers. 

 

3.1.4 The Applicant has sought to comply with local and national guidance in undertaking a programme 

of pre-application consultation. 

 

3.2 Pre-Application Meetings 

3.2.1 During the pre-application process, discussions and advice was sought from planning officers 

alongside relevant bodies, including pre-application meetings. Materials shared with planning 

officers and a note of the discussion are included in the Planning Statement which accompanies 

the planning application.  

3.3 Engagement with Stakeholders   

3.3.1 The Applicants undertook a number of consultation activities to raise the profile of the site and 

engage with the site’s local elected representatives and community groups.  

 

3.3.2 Key political and community stakeholders were contacted via email, where they were introduced 

to the proposals and offered a meeting with the project team. This correspondence also flagged 

the upcoming consultation which recipients were invited to join. These stakeholders included: 

• Leader of SACDC; Cllr Chris White 

• Three St Stephen ward councillors at SACDC; Cllr Sue Featherstone, Cllr Aaron Jacob 

& Cllr David Winstone 

• Chair/Vice Chair of Planning Referrals Committee at SACDC; Cllr Jamie Day & Cllr 

Geoff Harrison 

• Chair/Vice Chair of Planning Committee South at SACDC; Cllr Geoff Harrison & Cllr 

Syed Abidi 

• St Stephen division councillor at Hertfordshire County Council; Cllr Stella Nash 

• St Albans Member of Parliament; Daisy Cooper MP 

• St Stephen Parish Council 

• St Albans Civic Society 

 

3.3.3 The project team were invited to present at a special meeting with St Stephen Parish Council so 

they could have an advanced viewing of the proposals ahead of the public consultation. The team 

presented to the Council on Thursday 13th January from 7pm until 7.30pm. 
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3.4 Consultation Advertising  

3.4.1 The Applicants undertook a number of consultation activities to raise the profile of the site and 

engage with the site’s local elected representatives. 

 

3.4.2 An invitation flyer (copy available in the appendix) was distributed to 1,394 residential and 

businesses addresses in the area surrounding the site on Friday 18th February. The distribution 

area can be seen below: This included information regarding: 

• The location of the site;  

• A brief summary of the emerging proposals;  

• The dates for the consultation events  

• How to get involved   

• Link to website & contact details 

 

Fig. 2: Distribution area  

 
3.4.3 The Applicants took out Facebook advertising from Friday 18th February until Thursday 3rd March. 

This contained all the information of the invitation flyer and provided a link to the website so viewers 

could be redirected.  

 

3.4.4 Across this period, the sponsored ad reached 21,950 people within a 25km radius of the site. It 

received 1,139 links clicks which drove up viewership of the website and the details of the 

consultation.  
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Fig. 3: Social media advertising reach and engagement 

 

3.4.5 The Applicants also issued a press release to local newspapers to target those without access to 

social media. This was sent to St Alans Review, The Herts Advertiser, Herts Live & the Watford 

Observer. 

 

 

 

Fig 5: Social media ad engagement 
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3.5 Virtual Public Consultation 

 

3.5.1 The Applicants hosted all online consultation activities on a project website available at 

https://calaplanning.co.uk/chiswell-green/ . A holding page went live on Friday 18th February to 

align with the invite being distributed. This contained details of the consultation including a link to 

register for the online webinar presentation.   

 

3.5.2 The virtual consultation went live on Friday 25th February and included a detailed summary of the 

proposals, an online feedback form to record comments and information about the Applicant. This 

was broken down into the following pages: 

• Home  

• About Cala  

• The Proposals – broken down into ten pages on specific elements of the proposals  

• FAQ’s 

• Have your say 

 

 
Fig 6: The website homepage 

 

3.5.3 During the consultation period, the virtual public exhibition website was viewed 1,775 times, by 289 

individual users. Across the consultation period, 16 feedback responses received via the consultation 

feedback form. 

 

Fig 7: Cut out of the website analytics  

https://calaplanning.co.uk/chiswell-green/
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3.5.4 The Applicants also held an online webinar presentation so those unable to attend the in-person 

event could still interact with the project team and receive a briefing on the proposals. This took 

place from 6pm until 7pm on Tuesday 1st March. 

 

3.5.5 In total, 62 attended the event out of the 98 that registered. The session began with a presentation 

by the project team followed by a live Q+A. By the end of the event, 41 questions had been put to 

the panellists. The most prominent issue raised was traffic and access.  

 

 

Fig 8: The webinar presentation  
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3.6 Traditional Exhibition 

3.6.1 The Applicants have held an in-person event form 3pm until 7pm on Wednesday 3rd March. This 

was held at Park Street Baptist Church - 2 Penn Rd, Park Street, St Albans AL2 2QF, based 

c.2miles from the site. The purpose of the event was to display the plans and secure feedback from 

attendees.  

 

3.6.2 At the event, the plans were displayed using A1 foam boards each of which focussed on a different 

element of the proposals. The board structure is outline below: 

• Welcome to out exhibition  

• The site & surrounding context  

• Vision  

• Masterplan 

• Key character areas 

• Land uses & building heights 

• Highways, parking & access 

• Environment & sustainability  

• Construction management & next steps 

 

3.6.3 Members of the project team attended the event to answer questions from attendees that followed 

viewing the proposals. Feedback forms were also available to record comments.  

 

Fig 9: The in-person exhibition  

3.6.4 As mentioned, all key political and community stakeholders were invited to the event. The list below 

indicates which attended: 

• Cllr Arran Jacob & Cllr Sue Featherston; St Stephen ward councillors at SACDC 

• Cllr Ajanta Hilton & Cllr Mark Skelton; Chiswell Green ward councillors at St Stephen Parish 

• Cllr Stella Nash; St Stephen division councillor at Hertfordshire County Council  

3.7 0800 and Email Comment Facility 

3.7.1 During the consultation, access to a freephone telephone enquiry line was offered to those who 

wished to find out more about the proposals, or to register their comments via the telephone. 
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3.7.2 The telephone number provided (0800 298 7040) was in operation Monday-Friday between the 

hours of 9:00am and 5:30pm. During these hours a message facility was available for voicemails 

to be left and responded to at the earliest opportunity to ensure information was readily available 

and queries or concerns addressed. Information was given to callers where possible and if 

questions were of a technical nature, these were passed on to project team members. 

 

3.7.3 An email address was also provided – feedback@consultation-online.co.uk – to receive 

comments in relation to the application and to answer any queries. 

mailto:feedback@consultation-online.co.uk
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4. Review of Feedback 

4.1 Summary of All Feedback 

4.1.1. During the consultation, a total of 34 feedback form submissions were made, all of which were 

GDPR-compliant and can therefore be considered as part of the consultation process.  

 

4.1.2. A review of the feedback received revealed that: 

 

• 29% recognise the need for more family and affordable housing in Chiswell Green 

• 31% either strongly agree or agree that there is a need for a new school in the local area 

• 37% either strongly support or support the plans to make the site publicly accessible  

• 39% either strongly support or support the landscape strategy including the provision of 

publicly accessible green core and green corridors 

 

4.1.3. Traffic congestion was a primary point of concern for respondents. As detailed in Q7, traffic-

related matters were raised by 15 respondents when providing additional comments on the 

scheme. It was generally felt that the traffic created by the new homes and the school would 

exacerbate existing conditions. 

 

4.1.4. Other frequently raised concerns related to fact that this was a green belt site and therefore should 

be protected. Respondents were also concerned about the impact on services and whether they 

could accommodate the increase in population that would accompany the development. On a 

positive note, the feedback indicated that there was support for the level of affordable housing 

provided. School places were also mentioned but the responses were mixed as to whether there 

was an overprovision or a lack of spaces available in the area. 
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4.2 Summary of Feedback Forms  

4.2.1 The graphs below provide an analysis of responses to the questions asked on the feedback forms 

provided during the consultation. It should be noted that not all respondents provided a comment 

to each specific question below. All percentages have been rounded to the nearest whole number. 

Q1. Do you recognise the need for more family and affordable housing in Chiswell 
Green? 
 

• Yes: 9 (29%) 

• Not Sure: 4 (13%) 

• No: 18 (58%) 
 

 

 
Q2. To what extent do you support the vision for the site?. 
 

• Strongly Support: 4 (13%) 

• Support: 2 (6%) 

• Neutral: 3 (10%) 

• Oppose/Against: 4 (13%) 

• Strongly Disagree/Against: 18 (58%) 
 

Q1. Do you recognise the need for more family and 
affordable housing in Chiswell Green?

Yes Not Sure No
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Q3. To what extent do you agree or disagree that there is a need for a new school in 
the local area? 
 

• Strongly Agree: 4 (12%) 

• Agree: 6 (19%) 

• Neutral: 6 (19%) 

• Disagree: 5 (16%) 

• Strongly Disagree: 11 (34%) 
 

 

 
 
 
 
 
 
 
 

Q2. To what extent do you support the vision for the site

Strongly Agree Agree Neutral Disagree Strongly Disagree

Q3. To what extent do you agree or disagree that there is a 
need for a new school in the local area?

Strongly Support Agree Neutral Disagree Strongly Disagree
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Q4. To what extent do you agree or disagree with the height strategy and distribution 
of land uses? 
 

• Strongly Agree: 4 (13%) 

• Agree: 2 (6%) 

• Neutral: 4 (13%) 

• Disagree: 9 (29%) 

• Strongly Disagree: 12 (39%) 
 

 
 
 
Q5. How far do you support the plans to make the site publicly accessible?  

• Strongly Support: 5 (17%) 

• Support: 6 (20%) 

• Neutral: 2 (6%) 

• Oppose: 5 (17%) 

• Strongly Oppose: 12 (40%) 
 

 
 
 

Q4. To what extent do you agree or disagree with the height 
strategy and distribution of land uses?

Strongly Support Agree Neutral Disagree Strongly Disagree

Q5. How far do you support the plans to make the site 
publicly accessible? 

Strongly Support Agree Neutral Disagree Strongly Disagree
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Q6. To what extent do you support the landscape strategy including the provision of 
publicly accessible green core and green corridors? 
 

• Strongly Support: 7 (23%) 

• Support: 5 (16%) 

• Neutral: 3 (10%) 

• Oppose: 4 (13%) 

• Strongly Oppose: 12 (38%) 
 

 
 
Q6. Do you have any additional comments on the overall proposals? 
 
 

 
 
 
 

Q6. To what extent do you support the landscape strategy 
including the provision of publicly accessible green core 

and green corridors?

Strongly Support Agree Neutral Disagree Strongly Disagree

0 2 4 6 8 10 12 14 16

Congestion

Green Belt

Local services

School Spaces

Affordable housing

Over Development in Area

Q7. Do you have any comments on the overall proposals?
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4.3 Response to Comments 

4.3.1 All comments received have been reviewed by the project team and where possible amendments 

have been made to the proposals to reflect comments received.  

Traffic  The exact number of parking spaces will be determined by the reserved 
matters application so the exact impact on the local road network has yet to 
be quantified. Although, it is likely to be within SACDC parking standards. 
 
However, the Applicants have promoted sustainable forms of transport to 
minimise the impact. This includes diverting the 321-bus route through the 
site so all residents are within a five minute walking distance of public 
transport. There will also be improved cycle and pedestrian facilities to 
encourage active travel options. Enhancements include Improved cycle 
facilities along Chiswell Green Lane, a new Tiger crossing for pedestrians 
and cyclists and pedestrian/cycleway at Watford Road and Forge End 
 

Green belt development  The site had been identified in the Publication Draft Local Plan for St Albans 
City and District as one of the “Broad Locations” for development to 
contribute towards addressing housing, infrastructure and other development 
needs over the period 2020 to 2036. Through the plan making process, it 
was recognised as a suitable Broad Location for release from the Green Belt, 
with the expectation that it would deliver a minimum of 365 dwellings. The 
Council’s own studies revealed that the release of the site would have the 
least impact on the Green Belt compared to all other Green Belt sites in the 
District. 
 
Following the withdrawal of the Draft Local Plan from the Examination 
process, the City and District Council is preparing a new Local Plan and this 
site is being promoted once again for development. 

Impact on local services  

 

The Applicants will look to mitigate the impact on local services via both S106 
contributions and the Community Infrastructure Level. The exact figure will be 
confirmed following discussions with SACDC and viability assessments.  

School Spaces  Hertfordshire County Council is supportive and has driven the decision to 
provide land for a new primary school as part of the development. They have 
confirmed there is a need to provide such a facility. This provision is also a 
sizeable project benefit. This should be weighted heavily in favour of the 
proposals. 

Affordable housing The Applicant is pleased that respondents welcome the provision of 
affordable housing. The precise details will be established via the reserved 
matters application.  

Overdevelopment in the 

area 

The comments related to sites being promoted in the surrounding area many 
of which are yet to be approved. As such, there remains a significant need for 
housing in the local area and the Applicant feels this site is the most suitable 
to bring forward as shown by its allocation in SACDC withdrawn Local Plan. 
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5. Post-application Consultation  

5.1 On-going Stakeholder Engagement 

5.1.1 Given the interest shown by residents and stakeholders in the proposals, the Applicants will 

ensure that information continues to flow to all interested parties in order to ensure our key 

stakeholders are kept up to date. 
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6. Conclusion 
6.1.1 The Applicants have taken a comprehensive approach to community and stakeholder 

engagement and has engaged the local community and their representatives.  

6.1.2   The consultation, held from Friday 25th February until Midnight on Thursday 3rd March, was the 

focal point of the engagement strategy, complemented with engagement with local stakeholders, 

community groups and councillors at SACDC Council, Hertfordshire County Council and St 

Stephen Parish Council. The Applicant wished to be open and approachable from the outset of 

this engagement programme which has allowed the development team to gauge the local 

community’s perception of the proposals and relay any comments or discussion points to the 

Applicant to review against the proposals. 

6.1.3   This Statement of Community Involvement demonstrates that the proposals put forward have been 

effectively presented to the public and the Applicants have effectively engaged with the 

community. The Applicants will continue to engage with stakeholders and the public to inform 

them about the progress of the development to seek further input from the community as the 

planning process continues. 

 

. 
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7. Appendices 
 

1. Copy of the exhibition invitation leaflet 

 

 

2. Copy of the emails to political stakeholders 

 

3. Copy of the exhibition boards  
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